Address:
12800 Arbor Lakes Pkwy

Chair:
Craig Lamonthe

Maple Grove, MN 55369

Commissioners:
Chris Ayika
Lorie Klein
Susan Lindeman
Joe Piket
Chuck Lenthe
Michael Ostaffe

Planning Commission

Phone:
763 -494 -6040

Agenda
February 14, 2022 - 7 p.m.

Website:
maplegrovemn.gov

1. OPENING BUSINESS
A. Call to order
B. Pledge of Allegiance
C. Roll call
2. ADDITIONS OR DELETIONS TO AGENDA
Any Commissioner who wishes to delete item(s) from the consent agenda or add item(s) to the agenda shall move that at this time.
3. CONSENT ITEMS
All matters listed under consent items are considered to be routine by the Planning Commission and will be enacted by one motion and
in the form listed below. There may be an explanation, but no separate discussion on these items. If discussion is desired, that item will
be removed from the consent items and will be considered separately.
A. Minute
Documents:
January 31, 2022 Planning Commission draft minutes.pdf
4. CONSIDERATION OF ITEMS PULLED FROM THE AGENDA
5. UPDATE ON CITY COUNCIL MEETING
6. NEW BUSINESS
A. PH - Fox Briar Ridge East Planned Unit Development concept stage plan, development stage plan, rezoning and preliminary plat
Documents:
Staff report Fox Briar Ridge East PUD concept stage plan, development stage plan, rezoning and preliminary plat 02 -14 -2022.pdf
Attachment A - Narrative.pdf
Attachment B - Location map.pdf
Attachment C - Maps and elevations.pdf
Attachment D - Ghost plat.pdf
Attachment E - Memorandums.pdf
B. PH - Edison Apartments Planned Unit Development concept stage plan amendment
Documents:
Staff report Edison Apartments Planned Unit Development concept stage plan amendment 02- 14- 2022.pdf
Attachment A - Narrative.pdf
Attachment B - Location map.pdf
Attachment C - Maps.pdf
Attachment D - Memorandums.pdf
C. PH - Weston Commons 2nd Addition Planned Unit Development concept stage plan, development stage plan, rezoning, preliminary and final plat
Documents:
Staff report Weston Commons 2nd Addition PUD concept stage plan, development stage plan, rezoning, preliminary and final plat 02- 142022.pdf
Attachment A - Narrative.pdf
Attachment B - Location map.pdf
Attachment C - Maps and elevations.pdf
Attachment D - Project point system.pdf
Attachment E - Memorandums.pdf
7. ADJOURNMENT
All items acted on by the Planning Commission will be forwarded to the City Council for action at their next regularly scheduled meeting.

A. February 28, 2022 Planning Commission agenda
Documents:
February 28, 2022 Planning Commission agenda.pdf

Documents:
February 28, 2022 Planning Commission agenda.pdf

DRAFT – MAPLE GROVE
PLANNING COMMISSION
January 31, 2022
CALL TO ORDER

A hybrid meeting of the Maple Grove Planning Commission was
held at 7:00 p.m. on January 31, 2022 at the Maple Grove City
Hall, Hennepin County, Minnesota. Chair Lamothe called the
meeting to order at 7:00 p.m.

PLEDGE OF
ALLEGIANCE
ROLL CALL

ITEMS TO BE
REMOVED FROM
THE AGENDA
CONSENT ITEMS

Planning Commission members present were Chair Craig
Lamothe, Chris Ayika, Lorie Klein, Susan Lindeman, Chuck
Lenthe, Michael Ostaffe, and Joe Piket. Present also were Karen
Jaeger, City Council Liaison; Joe Hogeboom, Community and
Economic Development Director; Peter Vickerman, Planning
Manager; Brett Angell, Economic Development Manager; and
Scott Landsman, City Attorney.
None.

The following Consent Items were presented for the Commission’s
approval:
A. Regular Meeting – January 10, 2022
B. Edison Apartments TABLED to Monday, February 14, 2022,
Planning Commission Meeting (Public Hearing).
JPL Development, LLC
Garland Lane North and County Road 30
PUD concept stage plan amendment for a five-story apartment
building.
C. Weston Commons 2nd Addition TABLED to Monday,
February 14, 2022 Planning Commission Meeting (Public
Hearing).
U.S. Home Corporation, dba Lennar
16232 105th Avenue North
PUD concept stage plan, development stage plan, rezoning,
preliminary and final plat for a neighborhood consisting of 82
townhomes.
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Motion by Commissioner Ostaffe, seconded by Commissioner
Lenthe, to approve the Consent Items as presented. Upon call
of the motion by Chair Lamothe, there were seven ayes and no
nays. Motion carried.

CONSIDERATION
OF ITEMS PULLED
FROM CONSENT
AGENDA

None.

REVIEW OF THE
CITY COUNCIL
MINUTES FROM
THEIR REGULAR
MEETING OF
JANUARY 18, 2022

Mr. Hogeboom reviewed with the Commission what items the City
Council approved that was given direction at the Planning
Commission level. He noted the City Council would be holding a
strategic planning session on Saturday, February 12.

OLD BUSINESS

No items to present.

NEW BUSINESS
NORTH GROVE
MEDICAL CENTER
TERRAIN
HOLDINGS, LLC
MAPLE GROVE
PARKWAY AND
105TH AVENUE
NORTH
PUD
DEVELOPMENT
STAGE PLAN AND
FINAL PLAT TO
CONSTRUCT A
42,000 SF
MEDICAL TWOSTORY BUILDING

Mr. Angell stated Terrain Holdings, LLC has submitted a request
for development stage plan and final plat approval for the
construction of a 42,000 square foot medical office building at the
southwest corner of the Maple Grove Pkwy and 105th Avenue
intersection. A concept stage plan for the parcel was approved in
2021 when the medical office building to the south was approved.
The approved concept plan identified this parcel for commercial
(retail/office) use with a building of approximately 40,000 square
feet. Staff discussed the plans in further detail and made the
following recommendation.
STAFF RECOMMENDATION:
Motion to recommend that the City Council direct the City
Attorney to draft a Resolution and a Planned Unit Development
agreement approving the North Grove Medical Center PUD
development stage plan and final plat subject to:
1. The applicant addressing to the satisfaction of the city any
remaining applicable comments contained in the
memorandums from:
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a.
b.
c.
d.

The Community & Economic Development
Department dated January 13, 2022
The Engineering Department dated January 10, 2022
The Fire Department dated January 3, 2022
The Parks & Recreation Department, dated January
24, 2022

The applicant shall acknowledge that Park Dedication
requirements are based on staff review and recommendation to the
Park and Recreation Board and their subsequent board action.
Board meetings are held on the third Thursday of each month.
Discussion
Commissioner Lenthe asked if the access point from 105th Avenue
has been resolved. Mr. Angell explained there had been significant
conversations with the applicant and based on these conversations
staff was comfortable with a right-in, right-out onto 105th Avenue.
Commissioner Lenthe questioned if the applicant accepted all of
the comments from staff. Mr. Angell reported this was the case.
He noted staff received updated plans from the applicant and many
of staff’s concerns had been addressed.
Chair Lamothe discussed the proposed number of parking stalls
and inquired how well utilized this parking lot would be. Mr.
Angell indicated staff could look into the parking numbers further
and reported the proposed numbers were similar to the parking
that was installed within the development to the south.
Commissioner Ostaffe asked if there was any space included for
outdoor usage by the tenants. Mr. Angell explained Class A office
space typically had indoor break space. He indicated the building
would have sidewalks that would connect to the adjacent
commercial/retail shops.
The applicant was at the meeting to answer questions.
Steve Miller, MSP Commercial representative, thanked the
Commission for their consideration. He noted this would be his
companies second project in the area and he looked forward to
constructing another medical/office building in Maple Grove.
Chair Lamothe asked if the applicant would consider offering
outdoor seating for the users of this building. Mr. Miller stated he
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has constructed 50 buildings like these in the metro area. He noted
half have picnic tables and grills outside. He indicated the use of
these amenities was strongly based on the tenant mix within the
building.
Motion by Commissioner Lenthe, seconded by Commissioner
Ayika, to recommend that the City Council direct the City
Attorney to draft a Resolution and a Planned Unit
Development agreement approving the North Grove Medical
Center PUD development stage plan and final plat subject to:
1.

The applicant addressing to the satisfaction of the city
any remaining applicable comments contained in the
memorandums from:
a.
b.
c.
d.

The Community & Economic Development
Department dated January 13, 2022
The Engineering Department dated January 10,
2022
The Fire Department dated January 3, 2022
The Parks & Recreation Department, dated
January 24, 2022

The applicant shall acknowledge that Park Dedication
requirements are based on staff review and recommendation
to the Park and Recreation Board and their subsequent board
action. Board meetings are held on the third Thursday of each
month.
Upon call of the motion by Chair Lamothe, there were seven
ayes and no nays. Motion carried.

PUBLIC HEARING
SUMMERWELL
MAPLE GROVE
GREYSTAR
DEVELOPMENT
CENTRAL, LLC
COUNTY ROAD 81
AND MAPLE
GROVE PARKWAY

Mr. Vickerman stated the applicant is requesting PUD
development stage plan, preliminary and final plat approval for a
220-unit rental townhome community. The applicant received
PUD concept plan approval on December 20, 2021. The proposed
development stage plan is almost identical to the approved concept
plan and is in conformance with all the required conditions of
approval of that concept plan. The townhomes will have two to
four bedrooms and range from 1,200 s.f. to 2,000 s.f. in size. All
units are proposed to have 2.5 baths. A club house is proposed
with a pool, hot tub, grilling stations, fitness center, yoga room,
lounge, conference rooms, kitchen, and pet spa and dog run. The
applicant has added a tot lot near the club house and a dog park in
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PUD
DEVELOPMENT
STAGE PLAN,
PRELIMINARY
AND FINAL PLAT
TO CONSTRUCT
220-UNIT RENTAL
TOWNHOME
COMMUNITY

the northwestern portion of the property under the power lines. The
buildings all have two car garages with 20-foot driveways for
additional parking. An additional 79 parking spaces are spread
throughout the community. All buildings have common green
areas in the back that incorporate a pedestrian trail system
throughout the community. Vehicular access is provided via a
connection to 105th Avenue and a connection to Ranchview Lane.
All streets in the proposal are proposed to be private except for
Ranchview Lane on the western side of the proposal. Pedestrian
infrastructure is proposed throughout the site with connections to
the trail system along 105th Avenue at multiple locations. The
applicant is proposing to plat the property as one large lot. Staff
discussed the plans in further detail and made the following
recommendation.
STAFF RECOMMENDATION:
Motion to direct the City Attorney to draft a Resolution and a
Planned Unit Development agreement approving the Summerwell
Maple Grove PUD development stage plan, preliminary and final
plat subject to:
1. The applicant addressing to the satisfaction of the city any
remaining applicable comments contained in the
memorandums from:
a.
b.
c.
d.

The Community & Economic Development
Department dated January 25, 2022
The Engineering Department dated January 10, 2022
The Fire Department dated January 11, 2022
The Parks & Recreation Department, dated January
24, 2022

The applicant shall acknowledge that Park Dedication
requirements are based on staff review and recommendation to the
Park and Recreation Board and their subsequent board action.
Board meetings are held on the third Thursday of each month.
Discussion
Commissioner Lenthe stated he was concerned about the level of
storage available within the proposed units. He questioned if the
Planning Commission could address this concern. Mr. Vickerman
commented this would be tricky because this was a building code

Maple Grove Planning Commission
January 31, 2022
Page 6

matter that was not regulated by the Planning Commission. He
agreed it would be valuable to have storage in the garages. He
indicated staff could recommend the applicant consider storage in
the garages.
Commissioner Lindeman indicated the proposed garages would
not even allow for the storage of garbage cans. He questioned
what the applicants plan was to address this concern. Mr.
Vickerman deferred this question to the applicant.
Chair Lamothe stated it was his understanding the number of
recycling canisters that residents would have would be increasing
in the future. Mr. Vickerman reported this was the case.
Commissioner Ayika requested further information regarding the
easements on this property. Mr. Vickerman reported anything
installed on the Met Council easement would be done at the
applicants own risk. In addition, he stated the power line easement
requirements would have to be followed by the applicant.
Commissioner Lenthe commented he did not support this project
originally and was still not pleased with the proposed density. He
expressed concern with the number of units proposed, especially
with how close the units would be to Ranchview Lane.
The applicant was at the meeting to answer questions.
Ned Dodington, Greystar Development representative, thanked the
Commission for their consideration. He thanked staff for providing
the Commission with a thorough presentation on the project. He
commented on the storage plans for each of the units. He stated the
trash will be managed through a trash valet program.
Commissioner Piket indicated he appreciated the fact that the
applicant had incorporated the feedback received from the
Commission into the new plans.
Chair Lamothe agreed it was impressive that the applicant
addressed all of the items raised by the Commission.
Commissioner Lenthe questioned what the rents would be for the
units. Mr. Dodington estimated the rents would be $2,500 for a
two bedroom unit, $2,900 for a three bedroom unit and $3,000 for
a three bedroom unit.
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Commissioner Ostaffe requested further information regarding the
valet trash pickup. Mr. Dodington described how the valet garbage
service would work for this development, noting bags would be
picked up nightly.
Commissioner Ostaffe expressed concern with the fact garbage
bags would be left out on a nightly basis and that these bags could
be subject to tampering by wildlife if left out too long and not kept
in bins.
Chair Lamothe encouraged the applicant to further investigate the
garbage and recycling requirements being pursued by the County.
Chair Lamothe opened the public hearing at 7:40 p.m.
The public was asked by Chair Lamothe if they had any comments
to make regarding this application.
No one wished to address the Commission.
Motion by Chair Lamothe, seconded by Commissioner Lenthe,
to close the public hearing at 7:41 p.m. Upon call of the
motion by Chair Lamothe, there were seven ayes and no nays.
Motion carried.
Motion by Commissioner Lindeman, seconded by
Commissioner Piket, to recommend that the City Council
direct the City Attorney to draft a Resolution and a Planned
Unit Development agreement approving the Summerwell
Maple Grove PUD development stage plan, preliminary and
final plat subject to:
1. The applicant addressing to the satisfaction of the city
any remaining applicable comments contained in the
memorandums from:
a.
b.
c.
d.

The Community & Economic Development
Department dated January 25, 2022
The Engineering Department dated January 10,
2022
The Fire Department dated January 11, 2022
The Parks & Recreation Department, dated
January 24, 2022

Maple Grove Planning Commission
January 31, 2022
Page 8

The applicant shall acknowledge that Park Dedication
requirements are based on staff review and recommendation
to the Park and Recreation Board and their subsequent board
action. Board meetings are held on the third Thursday of each
month.
Commissioner Lindeman encouraged the applicant to further
investigate the valet garbage system and be prepared to provide the
City Council with further information at the meeting on Monday,
February 7.
Commissioner Ayika thanked the applicant for hearing the
concerns that were raised by the Commission and for adjusting the
plans accordingly. He stated he supported the project moving
forward.
Commissioner Ostaffe discussed how corporate rental townhomes
were being operated differently. He suggested the City Council
and staff further investigate how these neighborhoods would
operate and if further regulations were required.
Upon call of the motion by Chair Lamothe, there were six ayes
and one nay (Commissioner Lenthe opposed). Motion carried.

PUBLIC HEARING
ARBOR LAKES
BUSINESS PARK
PHASE 3
ENDEAVOR
DEVELOPMENT
FOUNTAINS
DRIVE AND
ZACHARY LANE
NORTH
PUD CONCEPT
STAGE PLAN TO
CONSTRUCT FIVE
BUILDINGS OF

Mr. Angell stated Endeavor Development is seeking concept stage
plan approval for the third phase of the Arbor Lakes Business Park
development within the Gravel Mining Area (GMA). The location
of the proposed development is to the southeast of the intersection
of Fountains Drive and Zachary Lane. The proposed development
has a combined building square footage of 846,720. Staff
discussed the plans in further detail and made the following
recommendation.
STAFF RECOMMENDATION:
Motion to recommend that the City Council direct the City
Attorney to draft a Resolution approving the Arbor Lakes Business
Park Phase 3 PUD concept stage plan subject to:
1. The applicant addressing to the satisfaction of the city any
remaining applicable comments contained in the
memorandums from:
a.

The

Community

&

Economic

Development
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DIFFERING
DIMENSIONS
SUPPORTED BY
AMPLE AMOUNTS
OF SURFACE
PARKING AND
LOADING DOCKS

b.
c.
d.

Department dated January 4, 2022
The Fire Department dated December 17, 2021
The Parks & Recreation Department, dated December
29, 2021
The Minnesota Department of Transportation, dated
December 29, 2021

The applicant shall acknowledge that Park Dedication
requirements are based on staff review and recommendation to the
Park and Recreation Board and their subsequent board action.
Board meetings are held on the third Thursday of each month.
Discussion
Commissioner Lindeman asked who would be maintaining the
fountains pond and park benches. Mr. Angell explained the
developer would be constructing the pond and staff would be
discussing the maintenance of the property with the applicant.
Commissioner Lenthe encouraged the applicant and staff to
consider installing electric vehicle charging stations within this
development.
The applicant was at the meeting to answer questions.
Josh Budish, Endeavor Development representative, thanked the
Commission for their time and consideration.
Chair Lamothe opened the public hearing at 8:00 p.m.
The public was asked by Chair Lamothe if they had any comments
to make regarding this application.
No one wished to address the Commission.
Motion by Chair Lamothe, seconded by Commissioner Lenthe,
to close the public hearing at 8:01 p.m. Upon call of the
motion by Chair Lamothe, there were seven ayes and no nays.
Motion carried.
Motion by Commissioner Lenthe, seconded by Commissioner
Klein, to recommend that the City Council direct the City
Attorney to draft a Resolution approving the Arbor Lakes
Business Park Phase 3 PUD concept stage plan subject to:
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1. The applicant addressing to the satisfaction of the city
any remaining applicable comments contained in the
memorandums from:
a.
b.
c.
d.

The Community & Economic Development
Department dated January 4, 2022
The Fire Department dated December 17, 2021
The Parks & Recreation Department, dated
December 29, 2021
The Minnesota Department of Transportation,
dated December 29, 2021

The applicant shall acknowledge that Park Dedication
requirements are based on staff review and recommendation
to the Park and Recreation Board and their subsequent board
action. Board meetings are held on the third Thursday of each
month.
Upon call of the motion by Chair Lamothe, there were seven
ayes and no nays. Motion carried.

PUBLIC HEARING
AMC THEATRE
LAUNCH
PROPERTIES, LLC
12575 ELM CREEK
BOULEVARD
NORTH
PUD CONCEPT
STAGE PLAN
AMENDMENT
AND
DEVELOPMENT
STAGE PLAN FOR
REDEVELOPMENT
OF THE EXISTING
MOVIE THEATRE
TO A PROPOSED

Mr. Hogeboom stated Launch Properties is seeking concept stage
plan approval for the redevelopment of the former AMC Theater
site, as well as development stage plan approval for the conversion
of the former theater building into a retail/warehouse building.
AMC Theater closed permanently in early January. During the past
five years, the theater site has experienced property maintenance
concerns. The theater opened in June, 2001 as part of the original
Arbor Lakes development. The PUD agreement for the site
designates the building for “theater” use; therefore, a PUD
amendment is necessary to allow a retail operation to exist within
the building. The underlying zoning classification permits retail
use; however, a PUD amendment is required to remove the
‘theater’ designation for the former AMC building. The 9.9 acre
site currently contains the former theater building and a parking
lot. With the proposal, the theater building would be converted into
a “Floor and Décor” store, which specializes in selling home
renovation products. Three additional retail/restaurant buildings
are also proposed to be located on the site. The north building,
proposed to be located between Malone’s and Red Lobster, would
be approximately 7,500 square feet. The east building, proposed to
be located south of Red Lobster, would be approximately 6,000
square feet with an adjacent patio. The west building, proposed to
be located west of the theater building, would be approximately
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FLOOR AND
DÉCOR

4,500 square feet. Staff discussed the plans in further detail and
made the following recommendation.
STAFF RECOMMENDATION:
Motion to direct the City Attorney to draft a Resolution and a
Planned Unit Development agreement approving the AMC PUD
concept stage plan amendment and development stage plan subject
to:
1. The applicant addressing to the satisfaction of the city any
remaining applicable comments contained in the
memorandums from:
a. The Engineering Department dated January 27, 2022
Discussion
Commissioner Lindeman asked if Malone’s parking would be
impacted by the new use. Mr. Hogeboom reported staff would be
working with the three adjacent owners to make sure impacts are
mitigated. He indicated cross parking would remain in place and
the applicant would have to work with the adjacent property
owners to make sure things fit.
Commissioner Ostaffe indicated this was more of a warehouse
operation than a retail operation. He questioned what the split for
the space would be. He feared that the proposed new use would
not draw people into the Shoppes at Arbor Lakes in the same
manner as AMC. Mr. Hogeboom reported Floor and Décor would
not have the same draw as the AMC Theatres. He stated staff was
concerned about the loss of the theatre because this was an
entertainment driver for the community. He indicated staff has had
conversations with the developer to make sure the proposed use
would be compatible with the Shoppes at Arbor Lakes and how
additional restaurants could be added. He explained it was very
difficult to find new uses for big box buildings, so the City was
pleased to have a proposal for this space.
Commissioner Ayika requested further information regarding the
exterior renovations. Mr. Hogeboom described how the exterior of
the building would be renovated and repurposed.
The applicant was at the meeting to answer questions.
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Dan Regan, Launch Properties representative, explained he was
really excited about the opportunities with this site. He believed
this was a good reuse for this building, noting Floor and Décor
would be a great tenant for this space. He discussed how the
building would be refreshed and made current. He indicated the
shell of the building would remain and the interior would be
completely gutted and remodeled. He commented on the
discussions he has had with the adjacent property owners, along
with how the eastern pad may develop in the future. He stated he
was committed to study traffic further with staff.
Commissioner Piket asked what amenities were being considered
for this development. Mr. Regan indicated new concepts and
restaurants were being considered. He reported landscaping
improvements would also be made in order to create internal nodes
and pockets within the parking lot to make the site more appealing.
Commissioner Piket encouraged the developer to consider
installing a fountain and benches on this property.
Commissioner Ostaffe questioned if the extra buildings would all
be restaurants or would any be retail. Mr. Regan anticipated if all
were to move forward as restaurants parking would become a
concern. For this reason, not all of the future developments would
have restaurants.
Chair Lamothe reported he supported the development and was
happy to learn other uses would be coming in. He stated originally,
he was not overly thrilled about the Floor and Décor, but
appreciated the fact this property would be bringing in new uses.
He discussed how the adjacent ramp would assist with providing
parking to this development. He looked forward to seeing how this
project would come together over time noting parking and traffic
would be reviewed closely by the City.
Chair Lamothe opened the public hearing at 8:33 p.m.
The public was asked by Chair Lamothe if they had any comments
to make regarding this application.
AJ Stevens, representative of Malone’s, thanked Launch Properties
for reaching out to him. He stated he was concerned about the
traffic at the intersection in front of him. He indicated it was
already busy and he feared how traffic would continue to increase
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after more uses were added on the Launch property. He urged the
City to review the traffic concerns at the intersection to ensure
access to his property was not impacted.
Julie Stardinski, Director of Construction and Design for Floor &
Décor, introduced herself to the Commission. She reported the
semi-tractor trailers that would be visiting the building were
making overnight deliveries. She indicated a contractor would be
visiting the site with vans or pickup trucks with trailers.
Motion by Chair Lamothe, seconded by Commissioner Lenthe,
to close the public hearing at 8:40 p.m. Upon call of the
motion by Chair Lamothe, there were seven ayes and no nays.
Motion carried.
Motion by Commissioner Lenthe, seconded by Commissioner
Ayika, to recommend that the City Council direct the City
Attorney to draft a Resolution and a Planned Unit
Development agreement approving the AMC PUD concept
stage plan amendment and development stage plan subject to:
1. The applicant addressing to the satisfaction of the city
any remaining applicable comments contained in the
memorandums from:
a. The Engineering Department dated January 27,
2022
Chair Lamothe asked that staff thoroughly review the future uses
and traffic that would be generated in order to fully understand
how access to the site may be impacted.
Upon call of the motion by Chair Lamothe, there were seven
ayes and no nays. Motion carried.

DISCUSSION
ITEMS
ADJOURNMENT

There were no discussion items.

Motion by Chair Lamothe, seconded by Commissioner Piket,
to adjourn the Planning Commission meeting. Upon call of
the motion by Chair Lamothe, there were seven ayes and no
nays. Motion carried.
Chair Lamothe adjourned the meeting at 8:43 p.m. to the next
regularly scheduled meeting of the Planning Commission
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scheduled for February 14, 2022.

REQUEST FOR PLANNING
COMMISSION ACTION

MEETING DATE:

February 14, 2022

PREPARED BY:

Jesse Corrow, Associate Planner

AGENDA ITEM:

Fox Briar Ridge East Planned Unit Development concept stage plan,
development stage plan, rezoning and preliminary plat

PREVIOUS ACTIONS:
None
Requested Action:

PUD concept plan, development plan, rezoning and preliminary plat

Zoning:

R-A, Single-Family Agricultural District

Adjacent Land
Use and Zoning:
North:
East:
South:
West:

R-2, Single-Family Residential District
R-2, Single-Family Residential District
R-4 PUD, Medium Density Residential District Planned Unit Development
R-3, Single and Two-Family Residential District

Applicant:
Application received:
60 day review deadline:
Address:

Donnay Homes
January 10, 2022
March 8, 2022
16001 Bass Lake Road

RECOMMENDED PLANNING COMMISSION ACTION:
Motion to recommend that the City Council direct the City Attorney to draft a Resolution and
a Planned Unit Development agreement approving the Fox Briar Ridge East Planned Unit
Development concept stage plan, development stage plan and preliminary plat subject to:
1. The applicant addressing to the satisfaction of the city any remaining applicable
comments contained in the memorandums from:

a.
b.
c.
d.
e.

The Community & Economic Development Department dated January 28, 2022
The Engineering Department dated January 21, 2022
The Fire Department dated January 12, 2022
The Parks & Recreation Department, dated January 24, 2022
Hennepin County Highway Department dated January 11, 2022

Motion to recommend that the City Council direct the City Attorney to draft an Ordinance
approving the rezoning from RA, Single-Family Agricultural to R3 PUD, Single and Two-Family
Residential Planned Unit Development.
The applicant shall acknowledge that Park Dedication requirements are based on staff review
and recommendation to the Park and Recreation Board and their subsequent board action.
Board meetings are held on the third Thursday of each month.
COMMENTS:
General:
• The applicant is requesting a PUD concept plan, development stage plan, rezoning
and preliminary plat approval to construct 16 lots for twinhome units and 1 single
family detached lot.
• The site is 4.44 acres with a proposed density of 3.83 units per acre, consistent with
the low density residential guiding of the property which allows 1-4 units per acre.
• The project abuts the original Fox Briar Ridge development, a neighborhood made up
of similar twinhome designs and comparable density calculations.
• The proposal closely follows ghost plat provided as part of the Original Fox Briar Ridge
development that was approved in the early 2000’s.
Access and Site Design:
• Access will be provided from existing street stubs on the south and east borders of
the parcel. The proposed development will connect 70th Place to Weston Lane, which
will dead end before reaching Bass Lake Road.
• Sidewalks are proposed along both sides of the public streets and will connect to a
trail along Bass Lake Road from the east side of Weston Lane, providing easy access to
nearby schools, parks and trail systems.
• The existing driveway on Bass Lake Road will be removed and the curb will be realigned to provide a continuous grass buffer between the trail and roadway.
• An irregular shaped lot at the southwest corner of the site was formed by the
previously designed Weston Lane street extension. The developer is proposing a
single family detached home at this location.
Landscaping and House Plans:
• A mix of overstory and ornamental trees are shown in the front yard of each unit and
several conifer trees will provide screening in the rear and sides of the lots.
• The installation of a retaining wall at the northwest corner of the site will preserve a

•
•

cluster of mature trees along Bass Lake Road.
This proposal is not subject to the project point system, however, an attractive
twinhome design is proposed with elevations similar to the original Fox Briar Ridge
development.
House elevations and floorplans of the units are included in Attachment C.

Summary:
• The proposal is consistent with the low density guiding in the Comprehensive Plan
and meets or exceeds the requirements of the zoning ordinance.
• This project closely follows the original ghost plat for this remnant parcel and staff has
no issues with the proposal.

ATTACHMENTS:
Attachment A: Narrative
Attachment B: Location map
Attachment C: Maps and elevations
Attachment D: Ghost plat
Attachment E: Memorandums

Attachment A

Donnay Homes 9655 63rd Ave N. Maple Grove MN. 55369
Phone 763-531-0714 Fax 763-531-0601 BC #593848

January 6, 2022
RE: Fox Briar East
16001 Bass Lake Road, Maple Grove, MN 55311

To: Maple Grove City Council, and Staff.

We are writing to request approval for the Fox Briar East development, a 17 unit project adjacent to the existing Fox
Briar Development, and the Heritage Christian Academy. This development will also complete 70th Place No. and Westin
Lane No. in this area.
The development will consist of Twinhomes, similar to the adjacent Fox Briar development, except for a single unit on
the remnant parcel at the intersection of 70th Place and Westin Lane as was planned for in the Ghost Plat. This unit will
be similar to the Twinhomes in plan and elevation.
Our building plans for this project are Rambler Twinhomes, both with basements and as slabs-on-grade. The units will
have 1,700 square feet on the main floor and those with basements will offer up to an additional 1,100 square feet. The
estimates sales price for these units will be $575,000 - $625,000
Thank you for your consideration as we work to buildout this development.

Sincerely,
Paul Donnay, President
Donnay Homes, Inc.
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Attachment E

MEMORANDUM
TO:

Fox Briar Ridge East

FROM:

Community & Economic Development Department

DATE:

January 28, 2022

SUBJECT:

CED Staff Comments

______________________________________________________________________________
Staff recommends the following adjustments for the proposed Fox Briar Ridge East:
1. Staff recommends adding a sidewalk connection to the trail along Bass Lake Road.
2. Include a lot line between lots 7 & 8 on all plan sheets.
3. Existing Driveway
a. Remove vacated driveway along Bass Lake Road.
b. Re-align widened curb section in order to provide a continuous grass buffer
between the trail and Bass Lake Road.
4. Landscaping:
a. Move trees from public right of way so they are behind the sidewalks and in front
yard areas.
b. Each lot must have at least one front yard tree, staff recommends mixing in
ornamental trees to satisfy the front yard tree requirement.
c. Note that there can be no more than 20% of any one genus, currently there are
more spruce trees than allowed by code.
d. Swiss Stone Pine trees require routine maintenance and good soil drainage, the
Arbor Committee recommends incorporating amended soils to these plantings.
e. The Arbor Committee recommends treating any saved ash trees to reduce the
spread of EAB.

ENGINEERING COMMENTS FOR DEVELOPMENT

TO:
FROM:
DATE:
PROJECT NAME:
LOCATION
PID
SUBMITTAL

Peter Vickerman
Brandon Stenglein
1/21/2022
Fox Briar Ridge East
16001 Bass Lake Road
29‐119‐22‐44‐0001
Concept Stage

The Engineering Department has reviewed the above mentioned project and offer the following comments:
SUMMARY
17 Unit twinhome complext adjacent to exisiting Fox Briar Development near Christian Academy. This will
complete 70th Place and Westin Lane North. Slab on grade and full basement units

GENERAL COMMENTS
a. Per Parks Dept. comments trail connection to Bass Lake Road shall meet ADA

Status

ASSESSMENTS
a.

Status

PLAT
a.

Status

PROJECT NAME:
LOCATION:
DATE:

Fox Briar Ridge East
16001 Bass Lake Road
1/21/2022

WATER RESOURCES
DEREK ASCHE ‐ WATER RESOURCES ENGINEER
1. GENERAL COMMENTS
Concept Plan Set is dated 1/8/22
a.
Signed copy of plans is required for approval
b.
Sheet 8 ‐ Grading and Drainage Plan
c.
i. Add HWL to existing pond.
Provide yard drains for sump pumps/downspouts/etc in rear yards. Each property
must have a place to take drainage such that they do not drain across a neighbors
property. Yard drains can be placed on property lines and shared. They must also be
ii. within easements.
iii. Add driveway % slopes
Sheet 12 ‐ Storm Sewer Plan
d.
i. Minimum pipe size is 15"
ii. Last 3 pipe sections must be tied.
2. NATURAL RESOURCES
Wetland Delineation Report is provided
a.
3. FLOODPLAIN
No floodplain present
a.
4. SHORELAND
No Shoreland present
a.
5. STORMWATER MANAGEMENT
SWMP has been submitted
a.
6. REQUIRED PERMITS/REVIEWS
Maple Grove Grading Permit Required
a.
Elm Creek Watershed Review Required
b.
NPDES Construction Activity Permit Required
c.
Right of Way Permit may be required
d.
Utility Permit may be required
e.

Status
Informational
Informational
Unresolved ‐ Resubmit

Unresolved ‐ Resubmit

Status
Informational
Status
Informational
Status
Informational
Status
Informational
Status
Unresolved ‐ C of A
Unresolved ‐ C of A
Unresolved ‐ C of A
Informational
Informational

TRANSPORTATION
JOHN HAGEN ‐ TRAFFIC OPERATIONS ENGINEER
7. TRIP GENERATION
The proposed 17 townhomes of the Fox Briar Ridge East development will likely
a.
generate approximately 144 trips on an average weekday, with 8 trips occurring
during the a.m. peak hour (2 inbound and 6 outbound), and 10 trips occurring during
the p.m. peak hour (6 inbound and 4 outbound).

Status

Informational

PROJECT NAME:
LOCATION:
DATE:
b.

Fox Briar Ridge East
16001 Bass Lake Road
1/21/2022

Since the estimated trip generation is significantly less than 100 trips during the peak
periods, a traffic study is not required due to the fact that the existing roadways will be
able to accommodate the additional trips generated by this development.

8. ACCESS
Access is acceptable
a.
9. PARKING
See other comments below (in the Other Misc Comments section) regarding
a.
recommended parking restrictions to one side of the roadway due to proposed
roadway width.

Informational

Status
Informational
Status

Future Resolution

10. PEDESTRIAN ACCOMODATIONS
No comments.
a.

Status

11. LANDSCAPE PLAN COMMENTS
The landscape plan shows trees planted within the boulevard area (between the
a.
sidewalk and curb). These trees should be removed from the boulevard area and
placed behind the sidewalks, outside of the public right‐of‐way.

Status

12. OTHER MISCELLANEOUS COMMENTS
The proposed roadway width appear to 28 feet wide. At 28 feet, parking cannot be
a.
allowed on both sides of the streets and still provide enough width for emergency
vehicles to pass. Therefore, if parking will be allowed on the proposed 28‐foot wide
streets, it should be restricted to only one side of the roadways.

‐

Future Resolution

Status

Future Resolution

UTILITIES
JAY MURZYN ‐ UTILITY OPERATIONS ENGINEER
13. GENERAL COMMENTS
a.

Status

14. WATER
No comment
a.

Status

15. SANITARY SEWER
Existing sanitary sewer at south end will be located outside proposed ROW but
a.
should not be a problem with the adjacent Outlot A as it will have a D& U easement
over the entirety of the outlot.
Sanitary Sewer main shall be SDR26 and not SDR35 as shown on plans.
b.

Status

Informational

Unresolved ‐ C of A

City of

Maple Grove
12800 Arbor Lakes Parkway, Maple Grove, MN 55369-7064
FIRE-RESCUE DEPARTMENT
Fire Operations

Fire Prevention

763-494-6300

763-494-6090

January 12, 2022
RE:

Fox Briar Ridge Estates Maple Grove Site Plan Review

The fire department has reviewed the proposed site plans for Fox Briar Ridge Estates Maple
Grove and have the following comments:
1. Number of Fire Hydrants: Section 507 of the 2020 Minnesota State Fire Code is
hereby amended by adding the following language: Number of Fire Hydrants. The
minimum number of fire hydrants available to a building shall not be less than that listed
in Table C102.1 unless the required fire flow can be obtained from fewer hydrants. This
fire flow shall be demonstrated using flow-testing procedures as approved by the Fire
Marshal. The number of fire hydrants available to a complex or subdivision shall not be
less than that determined by spacing requirements listed in Table C102.1 when applied
to fire apparatus access roads and perimeter public streets from which fire operations
could be conducted. 2020 Minnesota State Fire Code, Section 507, Appendix B and
Appendix C.
Comments: The number and placement of the fire hydrants is acceptable.
2. Location of Fire Hydrants and General Requirements:
a. Watermains serving multiple hydrants shall be looped systems, designed to minimize
the number of dead-end hydrant(s).
b. Hydrants shall be located within a reasonable distance from driving surface; five feet
minimum from curb (fire department access). If hydrant is located in a safety island
and cannot be located back five (5) feet from the curb, the hydrant shall be centered
in the safety island. It is the fire department's preference to locate a fire hydrant
along the driveway entrance, unless only one fire hydrant is being installed and
needs to be located closer to the fire department connection. NFPA 14, Section 313.1
c. A five-foot clear space shall be maintained around the circumference of fire hydrants
except as otherwise required or approved.

d. Hydrants shall be at least fifteen (15) feet away from all utilities unless otherwise
approved by the fire code official.
e. Hydrants and valves shall not be located closer than 40 feet from the building. NFPA
14, Section 3-13.2
f. Double steamers shall be utilized on all hydrants. NFPA 14, 3-13.1
g. Double steamers on fire hydrants shall be aligned so that steamers are facing the fire
department access road. NFPA 14, Section 3-13.1
h. Hydrants, gate valves, and valve boxes, etc., and installation of said, shall be in
accordance with City of Maple Grove specifications. NFPA 14, Section 3-13.1
i. Hydrants shall be protected if subject to mechanical damage. 2020 MSFC, Section
507.5.6
j. Pipe shall not be run under buildings. NFPA 24, Section 8-3.1
k. Underground piping to be flushed and tested in accordance with NFPA 24.
Contractor's Material & Test Certificate for Underground Piping is required. NFPA 24,
9-2.1
l. A minimum of a five (5) foot in width by five (5) foot in depth clear space is required
around fire department connections.
m. A minimum of ten (10) feet separation shall be provided between the fire department
connection and all utilities.
n. Approved numbers or addresses shall be placed on all new and existing buildings in
such a position as to be plainly visible and legible from the street or road fronting the
property.
• Numbers shall contrast with their background.
• Approved numbers or addresses shall be placed on all construction
sites in such a way as to be plainly visible and legible from the street or
road fronting the property.
Comments: Please extend the 8” water main to the South fire hydrant. Continue
with a 6” water main from the South hydrant to the North hydrant.

3. Fire Apparatus Access Road: Approved fire apparatus access roads shall be provided
for every facility, building, or portion of a building hereafter constructed r moved into or
within the jurisdiction. The fire apparatus access road shall extend to within 150 feet of
all portions of the facility or any portion of the exterior wall of the first story of the building
as measured by an approved route around the exterior of the building. 2020 Minnesota
State Fire Code, Section 503 and Appendix D.
a. Fire apparatus access roads shall have an unobstructed width of not less than 20 feet,
exclusive of shoulders, except for approved security gates, and an unobstructed vertical
clearance of not less than 13 feet 6 inches.
b. Where a fire hydrant is located on a fire apparatus access road, the minimum road width
shall be 26 feet, exclusive of shoulders.

c. Fire apparatus access roads shall be designed and maintained to support the imposed
loads of fire apparatus weighing up to 77,000 pounds and shall be surfaced so as to
provide all-weather driving capabilities.
d. A 20-foot inside and a 40-foot outside turning radius shall be provided for fire apparatus
access and turnarounds.
e. Dead-end fire apparatus access roads in excess of 150 feet in length shall be provided
with an approved area for turning around fire apparatus.
f. Fire apparatus access roads shall not exceed 10 percent grade.
Comment: The fire apparatus access roadway and turnaround appear to meet
these requirements.
Please contact me if you have any questions or need any clarifications.
Sincerely,

Eric Lind
Eric Lind
Fire Inspector
Office: 763-494-6094
Cell: 612-598-0969
Email: ELind@MapleGroveMN.gov

MEMORANDUM
TO:

Peter Vickerman – Planning Manager

FROM:

Ben Jaszewski, Superintendent of Parks and Planning

DATE:

January 24, 2022

SUBJECT:

Fox Briar Ridge East Addition

After reviewing the above-mentioned submittal, the Parks & Recreation Board staff has the following
comments:
•

The Park Dedication ordinance applies to this subdivision which requires a land dedication or a cash
equivalent per unit based on the current rate.

•

The Park Dedication obligation for the proposed subdivision would be a cash dedication based on the 2022
Single-Family Residential rate of $4,236 per unit. Fees will apply to all units.

•

This PUD is 4.44 acres and consists of 17 twin home units located on the southside of Bass Lake Road just
West of Heritage Christian Academy. Based on the proposed Preliminary Plat the park dedication
obligation would calculate as follows:
17 Single-Family Residential units x $4,236 = $72,012

• The Fox Briar Ridge East subdivision is located within the city’s Park Service Area 32. This neighborhood is
served by South Elm Road Park and Basswood Elementary School and Basswood Neighborhood Park in the
adjoining PSA 33. Roadside trails and walkways will provide access to connecting pathways to the south
and the public path along Bass Lake Road. Park staff is recommending a trail connection within the rightof-way at the end of Weston Ln N to connect with the pathway along Bass Lake Road.
General
•

The recommendations above are that of the Parks and Recreation staff. Park dedication requirements are
acted on by the Parks and Recreation Board at their regularly scheduled monthly meetings and forwarded
on to the City Council for final approval.

•

Applicants may pay the park dedication fee at any time after the final plat has been approved by the City
Council and Park Board but it must be paid before the plat is released by the City for filing.

•

Park dedication rates are reviewed annually in February by the City Council. The rate is applied at the time
the plat is released to the County for filing.

From:
To:
Cc:
Subject:
Date:
Attachments:

Transportation.Plats
Cindy Brown; Transportation.Plats
Peter Vickerman; Jesse Corrow; Brett Angell; Ashley Morello
RE: [External] Maple Grove Project Submissions
Tuesday, January 11, 2022 11:58:06 AM
image001.png
Plat 3614 - Maple Grove - Arbor Lakes Business Park.pdf

Thank you Cindy for providing addtl details from the upcoming planning commission agenda items
County staff feedback
Fox Briar Ridge East: Please ensure removal and regrading of vacated driveway. Unclear from plans,
but is hammerhead drive (Weston Dr) proposed as an emergency access? If so, that will need a
county permit
Thanks again and be well
Jason
From: Cindy Brown <CBrown@maplegrovemn.gov>
Sent: Tuesday, January 11, 2022 10:32 AM
To: Transportation.Plats <Transportation.Plats@hennepin.us>
Cc: Peter Vickerman <pvickerman@maplegrovemn.gov>; Jesse Corrow
<JCorrow@maplegrovemn.gov>; Brett Angell <BAngell@maplegrovemn.gov>
Subject: [External] Maple Grove Project Submissions
Good morning,
Below are two projects along with links to the plans that were submitted on January 10.
Please provide your memos to city staff. Our requested deadline for the memos is Friday, January
21.
Thank you.
Cindy
Cindy Brown | City of Maple Grove
Administrative Secretary
Community & Economic Development
12800 Arbor Lakes Parkway
Maple Grove MN 55369-7064

REQUEST FOR PLANNING
COMMISSION ACTION

MEETING DATE:

February 14, 2022

PREPARED BY:

Peter Vickerman, Planning Manager

AGENDA ITEM:

Edison Apartments Planned Unit Development concept stage plan
amendment

PREVIOUS ACTIONS:
On Monday, June 16, 2014, the City Council approved Resolution No. 14-058, approving the
Tri-Care Concept Plan.
Requested Action:

PUD concept stage plan amendment

Zoning:

PUD, Planned Unit Development

Adjacent Land
Use and Zoning:
North:
East:
South:
West:

R-A, Single-Family Agricultural District
R-A, Single-Family Agricultural District
PUD, Planned Unit Development
R-A, Single-Family Agricultural District

Applicant:
Application received:
60 day review deadline:
Additional 60 day review deadline:
Address:

JPL Development, LLC
December 7, 2021
February 5, 2022
April 6, 2022
Garland Lane North and County Road 30

A motion is necessary to remove this item from the table.
RECOMMENDED PLANNING COMMISSION ACTION:
Motion to recommend that the City Council direct the City Attorney to draft a Resolution
approving the Edison Apartments PUD concept stage plan amendment subject to:
1. The applicant addressing to the satisfaction of the city any remaining applicable

comments contained in the memorandums from:
a.
b.
c.
d.

The Community & Economic Development Department dated February 4,
2022
The Fire Department dated December 17, 2021
The Engineering Department dated December 17, 2021
The Parks & Recreation Department, dated February 9, 2022

The applicant shall acknowledge that Park Dedication requirements are based on staff review
and recommendation to the Park and Recreation Board and their subsequent board action.
Board meetings are held on the third Thursday of each month.
COMMENTS:
General:
• The applicant is requesting a planned unit development concept stage plan
amendment to allow the construction of a 248-unit apartment project in two
buildings.
• The site is on the north end of the Tri-Care property, between Garland Lane and the
future extension of 610.
• Each building is proposed to five stories in height, with two stories of underground
parking.
• The proposal shows a number of outdoor amenities, including a pool, playground, dog
park, gazebo, and trail system.
• The narrative describes a number of interior amenities as well.
Comprehensive Plan Conformance:
• The site is guided high density development which has a density range of 10-18 units
per acre.
• This proposal is at 21.9 units per acre and so would require a comprehensive plan
amendment to change the land use to Mixed-Use Development which has a density
range of 10-22 units per acre.
• Staff calculates the density as follows:
Gross Acres
11.34
Net Acres
11.34
Units
248
Density
21.9 units
Tri-Care Concept Plan 2014 Conformance:
• The 2014 Tri-Care concept plan showed 165 apartments on this site which is at the
very low end of the density range.
• The concept plan amendment is required as they are proposing 50% more units.

Access:
• Access is proposed via a new public street that would extend off of Garland Lane,
similar to what was shown in the 2014 concept plan.
• There are two private driveways shown accessing this public street and looping
around and through the site to provide vehicular access to underground parking
areas, surface parking lots, and to provide emergency vehicle access.
• An additional emergency vehicle access is shown onto the temporary cul-de-sac on
Garland Lane. Garland Lane will eventually extend west to Lawndale Lane.
Access to east property:
• The proposal shows the possibility of a future connection to the property to the east.
This was a critical part of the original 2014 review as this is the only way to access the
approximately nine-acre (net) property to the east.
• The access to the property to the east would be in the form of a private drive over a
public easement, to limit the size and subsequent impacts to wetlands and trees.
• The applicant should show this easement extending to the eastern property line and
this is included as a condition of approval.
• Staff notes that the cul-de-sac at the end of the new public street will be permanent
and appropriate right-of-way should be shown.
Parking:
• The applicant is proposing 318 underground parking spaces in two levels, 149 surface
parking spaces, and 60 proof of parking spaces. Proof of parking is where parking can
go in at a later time if demand warrants.
• With the proof of parking, this equates to 2.12 spaces per unit or 1.24 spaces per
bedroom.
• The applicant is also showing eight electric vehicle charging stations in the surface
parking lot.
• Staff has no concerns related to the proposed parking.
Utilities, Stormwater, & Wetlands:
• As a concept plan, the details on utilities and stormwater management will be
designed with the development stage plan.
• We note that the applicant is showing buffers and stormwater ponds adjacent to the
wetlands and creek corridor which conceptually meets the intent of the code on
providing proper protections for these natural resources.
Trash Pickup and Snow Removal:
• Staff notes that the applicant has shown snow storage areas and where trash pickup
would occur on the concept plan.

Excess Right-of-Way:
• There is excess right-of-way along the 610 extension to the north of this proposal that
will likely be available for future development.
• Staff has had initial conversations with the applicant on the possibility of them
acquiring this land for a second phase of development. Any subsequent phase would
require a separate applicant and review process through the City Council and Planning
Commission.
• We note that if the excess right-of-way is not incorporated into this property as a
second phase, an additional public street will need to be provided to the excess rightof-way property as required by the subdivision ordinance.
Summary:
• The applicant is proposing an apartment project with a high degree of amenities,
ample parking, and proper connections to the adjacent property.
• The key question is the comprehensive land use change which would allow the
maximum density to go from 18 units per acre to 22 units per acre but going from
high density residential to mixed-use development.
• Considering that much of the surrounding land use is guided for mixed-use
development, staff sees this as a reasonable request and has no issues with the
proposal.

ATTACHMENTS:
Attachment A: Narrative
Attachment B: Location map
Attachment C: Maps
Attachment D: Memorandums

Attachment A
Edison at Maple Grove Apartment Project
Narrative
JPL Development, L.L.C., a St. Louis corporation, is proposing to build a multi-family, rental housing community on
an approximately 11.7-acre site near the western edge of the City of Maple Grove. The site is currently described as
Parcel 1, Outlot A, Tri-Care 4th Addition (note: current survey as provide by Seller shows 11.34 acres versus 11.7
acres). The site is bordered on the north by City land purchased as part of the proposed 610 extension, on the east
by I 94, and on the south by the yet to be constructed Garland Lane. Further, JPL has set aside for dedication 1.09
acres on the southern side of the community’s acreage for the construction of a road. JPL is preparing as a part of
the City’s approvals to design and construct such road to conform to City specification while incorporating utility
service points to ensure service for buildable acreage to the east.
As currently proposed the “Edison at Maple Grove Apartment” Project would consist of 248 total residential units.
JPL would propose to develop such unit total within two, five-story apartment buildings, each connected by a
common breezeway/patio area, all constructed over two levels of 318 underground, climate-controlled parking
spots (1.28 spaces per unit). It is proposed, in order to create as much exterior green space as possible, to limit
surface parking spots to 149 spaces (.6 spaces per unit) and then designate ‘proof of parking areas’ sufficient to
construct an additional 60 surface parking spaces (.24 spaces per unit) if needed in the future. Total potential
parking spaces resultantly would be 2.12 spaces per residential unit (1.88 spaces per unit immediately provided).
Further, traffic and utility connections are also being planned for within Project’s overall site design to allow the
potential for a second phase at such time as the City’s adjacent northern property might become available for
future development opportunities. Significant landscaping is also planned that will complement the open, natural
areas adjacent to the site and will contribute to the overall residential and appearance experience.
Apartment Building ‘One’ would include 148 units made up of 49 one-bedroom apartments, 81 two-bedroom
apartments and 10 three-bedroom apartments. Building ‘Two’ would include 100 units made up of 51 one-bedroom
apartments, 39 two-bedroom apartments, and 10 three-bedroom apartments. A prominent feature of the
apartment buildings will be large lobby/clubhouse and amenity areas serving the entire Project as well as fully
equipped exercise and yoga rooms. Building Two is designed to surround a large outdoor courtyard that would
provide resident gathering spaces, outdoor game areas, and multiple outdoor grilling stations. The Project would
also include a large pool and sundeck area served by an outdoor kitchen, a common connecting patio, two dog park,
a gazebo overlooking the adjacent natural area, a walking trail around the entire perimeter of the site, and a rooftop sundeck on Building Two. The Project will provide the full range of community interior resident amenities and
services to include exercise rooms, cyber cafes, conference rooms, community centers with common kitchens, all
coordinated through on-site maintenance and resident services staff. Resident security is extremely important to
JPL, and the entire project will incorporate the latest in electronic access controls, security cameras, and package
delivery safeguards.
JPL is a national developer of residential rental communities. JPL has five rental communities in Minnesota; the
‘Edison at Avon Lea’ (completed and in operations) and the ‘Edison at Spirit’ (completed and in operations) each in
the City of Lakeville, the ‘Edison at Rice Creek’ in the City of Shoreview (completed and in operations), the ‘Edison at
Rice Creek Two’ the second phase being under construction, and the ‘Edison Apartments in Woodbury’ which is also
under construction. It is important to note that JPL’s business model is to self-develop and construct, own to hold,
and manage and operate its residential communities. JPL does not build and flip. JPL’s development focus for its
communities is on the long-term with the incentive to incorporate low maintenance, premium materials and
finishes into high-quality construction. JPL communities provide the full range of resident amenities and services for
a family and pet friendly environment. JPL prides itself on building strong, lasting relationships with an emphasis on
being a good neighbor to both the local communities and its residents.
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MEMORANDUM
TO:

Edison

FROM:

Community & Economic Development

DATE:

February 4, 2022

SUBJECT:

Edison Concept Plan

Community and Economic Development staff have done a preliminary review of the Edison Concept
Plan and have the following comments below. Additional comments from other departments will be
forwarded on when they are received.

1. The proposed density of the project, 21.9 units per acre, will require a comprehensive plan
amendment to change the land use from high-density residential to mixed-use development.
2. The proposed access to the adjacent property to the east should be shown as an easement
extending off of the proposed cul-de-sac. Said easement should be shown extending to the
adjacent property.
3. The right-of-way for the public street should encompass the proposed cul-de-sac.
4. This site is part of a larger outlot and a plat to separate this site from the larger outlot will be
required.
5. We note that detailed architectural, landscape, utility and grading plans would come with a
subsequent development stage plan application.

6. If the excess right-of-way to the north of this property is not as a second phase, an
additional public street will need to be provided to the excess right-of-way property as
required by the subdivision ordinance.

City of

Maple Grove
12800 Arbor Lakes Parkway, Maple Grove, MN 55369-7064
FIRE-RESCUE DEPARTMENT
Fire Operations

Fire Prevention

763-494-6300

763-494-6090

December 17, 2021

RE:

Edison Apartment Concept Plan Review

We have reviewed the proposed concept plans for Edison Apartment at Maple Grove and have
the following comments:

1. Information on Construction Documents: Construction documents shall be drawn
to scale on suitable material. Electronic media documents are allowed to be submitted
where approved by the fire code official. Construction documents shall be of sufficient
clarity to indicate the location, nature and extent of the work proposed and show in
detail that it will conform to the provisions of this code and relevant laws, ordinances,
rules and regulations as determined by the fire code official.
Comments: Please indicate on the site plan the construction classification type
(1A, IIB, V, etc.) and the square footage of the proposed building. Provide an
approved scaled drawing (1” = 75’ is not a scale fire can work with). Approved
scaled drawings are 1-inch equals 10, 20, 30, 40, 50, and 60 feet.
2. Fire Apparatus Access Roads: Approved fire apparatus access roads shall be
provided for every facility, building, or portion of a building hereafter constructed or
moved into or within the jurisdiction. The fire apparatus access road shall extend to
within 150 feet of all portions of the facility or any portion of the exterior wall of the first
story of the building as measured by an approved route around the exterior of the
building. 2020 Minnesota State Fire Code, Section 503 and Appendix D.
Specifications:
a. Fire apparatus access roads shall have an unobstructed width of not less than 20
feet, exclusive of shoulders, except for approved security gates, and an
unobstructed vertical clearance of not less than 13 feet 6 inches.
b. Where a fire hydrant is located on a fire apparatus access road, the minimum
road width shall be 26 feet, exclusive of shoulders.
c. Where the vertical distance between the grade plane and the highest roof
surface exceeds 30 feet, approved aerial fire apparatus access roads shall be
provided.

d. Fire apparatus access roads shall be designed and maintained to support the
imposed loads of fire apparatus weighing up to 77,000 pounds and shall be
surfaced so as to provide all-weather driving capabilities.
e. A 20-foot inside and a 40-foot outside turning radius shall be provided for fire
apparatus access and turnarounds.
f. Dead-end fire apparatus access roads in excess of 150 feet in length shall be
provided with an approved area for turning around fire apparatus.
g. Fire apparatus access roads shall not exceed 10 percent grade.
h. Buildings or facilities exceeding 30 feet or three stories in height shall have not
fewer than two means of fire apparatus access for each structure.
i.

Buildings or facilities having a gross building area of more than 62,000 square
feet shall be provided with two separate and approved fire apparatus access
roads.

j.

Where two fire apparatus access roads are required, they shall be placed a
distance apart equal to not less than one half of the length of the maximum
overall diagonal dimension of the lot or area to be served, measured in a straight
line between accesses.

Comments: Unable to verify turning radius and fire department access road
dimensions with the submitted scaled drawing set at 1-inch equals 75 feet.
Provide an approved scaled drawing (see item #1).

3. Aerial Fire Apparatus Access Roads: Where the vertical distance between the grade
plane and the highest roof surface exceeds 30 feet, approved aerial fire apparatus
access roads shall be provided. For purposes of this section, the highest roof surface
shall be determined by measurement to the eave of a pitched roof, the intersection of the
roof to the exterior wall, or the top of parapet walls, whichever is greater. 2020
Minnesota State Fire Code, Section 503 and Appendix D.
Specifications:
a. Aerial fire apparatus access roads shall have a minimum unobstructed width of
26 feet, exclusive of shoulders, in the immediate vicinity of the building or portion
thereof.
b. One or more of the required access routes meeting this condition shall be located
not less than 15 feet and not greater than 30 feet from the building, and shall be
positioned parallel to one entire side of the building. The side of the building on
which the aerial fire apparatus access road is positioned shall be approved by
the fire code official.
c. Overhead utility and power lines shall not be located over the aerial fire
apparatus access road or between the aerial fire apparatus road and the
building. Other obstructions shall be permitted to be placed with the approval of
the fire code official.
Comments: An aerial fire apparatus access road will be required. Unable to verify
dimensions based upon the submitted scaled drawing (see item #1 and #2).
Turning radius is not met in new parking lot of existing building. An approved
turnaround is required in the parking lot serving proposed mixed-use building and
range building. Please correct.

4. Water Supplies For Fire Protection: Section 507 of the 2020 Minnesota State Fire
Code is hereby amended by adding the following language:
a. All fire department connections shall have one fire hydrant within 100 feet of the
fire department connection and shall be spaced in conjunction with Appendix C
for additional hydrants.
b. In buildings with high piled combustible storage or buildings that are inherently
hazardous in nature because of hazardous processes or which store, use, or
handle flammable, combustible or hazardous materials, additional fire hydrants
may be required by the code official.
c. Hydrants shall have appropriate valves to isolate as approved by the fire code
official.
d. Water mains serving multiple hydrants shall be looped systems, designed to
minimize the number of dead-end hydrant(s).
e. Hydrants where susceptible to being obstructed during winter months, shall be
required to be marked by an approved means by the fire code official.
Comments: Information only. The Fire Department Connection (FDC) will need
to be shown on site plan.

5. Fire Pump and Sprinkler Riser Rooms: Section 901.4.6 of the 2020 Minnesota State
Fire Code is amended by adding the following language: Fire sprinkler water mains shall
be brought into a one-hour fire resistive room with direct exterior access, a floor drain,
and a sidewalk to the public way. Maple Grove City Code, Chapter 18.
a. If the water main enters the basement, the main may be extended to the first
floor into a room with the above requirements.
b. If undue hardship exists, the fire code official may authorize the use of a yard or
wall post indicator valve.
Comments: Information only. This will need to be shown on site plan.

6. Looped Water Service Lines: The combination domestic/fire line serving the fire
protection system should be a looped line for increased reliability and improved
hydraulics. Loop systems should be sectionalized by placing valves at branches and
at strategic locations to minimize the extent of impairments. A minimum of two
independent connection points should be made in case of a problem with one,
domestic and fire protection will not be severed. NFPA 24, Section 2-2.1 & A-2-2.3
Comments: Information only. This will need to be shown on site plan.

7. Number of Fire Hydrants: Section 507 of the 2020 Minnesota State Fire Code is
hereby amended by adding the following language: Number of Fire Hydrants. The
minimum number of fire hydrants available to a building shall not be less than that listed
in Table C102.1 unless the required fire flow can be obtained from fewer hydrants. This
fire flow shall be demonstrated using flow-testing procedures as approved by the Fire
Marshal. The number of fire hydrants available to a complex or subdivision shall not be
less than that determined by spacing requirements listed in Table C102.1 when applied

to fire apparatus access roads and perimeter public streets from which fire operations
could be conducted. 2020 Minnesota State Fire Code, Section 507, Appendix B and
Appendix C.
Comments: Information only. This will need to be shown on site plan.

8. Combination Water Service Lines: In buildings where a high-water usage is likely or
when the maximum size of domestic water on combination fire sprinkler / domestic
water line in the building exceeds 1/4 size of the water supply line, an electric solenoid
valve shall be installed on the domestic side of the service, including the lawn sprinkler
system. This valve shall be normally powered open and shall close on loss of electric
power or signal from the automatic fire sprinkler system water flow indicator. Maple
Grove City Code, Chapter 18, Article III, Fire Prevention Code, FPB-Policy 3.
e.g.

6” combination service – 1 ½ inch domestic maximum
8” combination service – 2-inch domestic maximum

Comments: Information only. This will need to be shown on site plan.
9. Water Flow Tests: New water flow tests shall be conducted for all new systems. Two
hydrants shall be used which are closest to the property. The static pressure should be
measured on the hydrant in front of / or nearest the property and the water allowed to
flow from the next hydrant nearest the property, preferably the one farthest from the
source of the supply if the feed is only one way. The residual pressure will be that
indicated at the hydrant where the water is not flowing. A representative from the Utility
department shall be contacted prior to the test at 763-494-6177. The Fire Prevention
Bureau shall be notified with the date, time and address of the flow test at least 12
hours in advance. 2020 MSFC, Section 507 and Appendix B.
Comments: Information only. A new water flow test or a documented water flow
test within the past 12 months is required for this proposed building. The Maple
Grove Utility Department would be able to advise if a recent water flow test has
been performed.

10. Location of Fire Hydrants and General Requirements:
a. Hydrants shall be located within a reasonable distance from driving surface; five
feet minimum from curb (fire department access). If hydrant is located in a
safety island and cannot be located back five (5) feet from the curb, the hydrant
shall be centered in the safety island. It is the fire department's preference to
locate a fire hydrant along the driveway entrance, unless only one fire hydrant
is being installed and needs to be located closer to the fire department
connection. NFPA 14, Section 3-13.1
b. A five-foot clear space shall be maintained around the circumference of fire
hydrants except as otherwise required or approved.
c. Hydrants shall be at least fifteen (15) feet away from all utilities unless
otherwise approved by the fire code official.
d. Hydrants and valves shall not be located closer than 40 feet from the building.
NFPA 14, Section 3-13.2

e. Double steamers shall be utilized on all hydrants. NFPA 14, 3-13.1
f. Double steamers on fire hydrants shall be aligned so that steamers are facing
the fire department access road. NFPA 14, Section 3-13.1
g. Hydrants, gate valves, and valve boxes, etc., and installation of said, shall be in
accordance with City of Maple Grove specifications. NFPA 14, Section 3-13.1
h. Hydrants shall be protected if subject to mechanical damage. 2020 MSFC,
Section 507.5.6
i. Pipe shall not be run under buildings. NFPA 24, Section 8-3.1
j. Underground piping to be flushed and tested in accordance with NFPA 24.
Contractor's Material & Test Certificate for Underground Piping is required.
NFPA 24, 9-2.1
k. A minimum of a five (5) foot in width by five (5) foot in depth clear space is
required around fire department connections.
l. A minimum of ten (10) feet separation shall be provided between the fire
department connection and all utilities.
m. Locking caps are required on all fire department connections serving waterbased fire protection systems.
n. All buildings must have an approved fire lane within thirty (30) feet of at least
one entire side of the structure as identified by the fire code official.
o. Knox or DAMA Corporation are the approved keybox vendor. Keybox shall be
located above the fire department connection in sprinklered buildings at five (5)
feet above finished grade or as approved by the fire code official.
p. Additional boxes may be provided at more than one location when required
because of the size of the building, number of keys, or other special hazard as
required by the Authority Having Jurisdiction.
q. Approved numbers or addresses shall be placed on all new and existing
buildings in such a position as to be plainly visible and legible from the street or
road fronting the property.
• Numbers shall contrast with their background.
• All commercial occupancy addresses shall be a minimum of eight (8)
inches in height.
• Approved numbers or addresses shall be placed on all construction
sites in such a way as to be plainly visible and legible from the street
or road fronting the property.
Comments: Information only. Understand these general requirements are
applicable to the proposed building and will be reviewed for compliance.

Please feel free to contact me by email (wspiering@maplegrovemn.gov), phone
(763.494.6093), or we can meet in person if you have any questions or need any clarifications.

Sincerely,

Wayne Spiering
Wayne Spiering
Fire Inspector

ENGINEERING COMMENTS FOR DEVELOPMENT

TO:
FROM:
DATE:
PROJECT NAME:
LOCATION
PID
SUBMITTAL

Peter Vickerman
Brandon Stenglein
12/17/2021
Edison Apartments
Garland Lane North and County Road 30
08‐119‐22‐24‐0003
Concept Stage

The Engineering Department has reviewed the above mentioned project and offer the following comments:
SUMMARY
New Apartment with residential townhomes at the north end of the Tricare 4th development

GENERAL COMMENTS
a. Tricare 4th public improvements are ongoing. Roads to be built in spring of 2022
b. Future 610 pond may be available for additional treatment
ASSESSMENTS
a. Assessments required for public improvements. Amount previously agreed with
broker.
PLAT
a. No comment

Status
Informational
Informational
Status
Future Resolution

Status

PROJECT NAME:
LOCATION:
DATE:

Edison Apartments
Garland Lane North and County Road 30
12/17/2021

WATER RESOURCES
DEREK ASCHE ‐ WATER RESOURCES ENGINEER
1. GENERAL COMMENTS
Plan set dated 2/2/22
a.
Plan is concept level
b.
This concept does not provide access to upland area to the east
b.
2. NATURAL RESOURCES
T‐Zone is present. I need confirmation from Planning the project satisfies T‐Zone
a.
requirements before a grading permit can be issued.
Wetlands
b.
i. A valid wetland delineation approved in 2019 is on file
ii. East side of Phase II has no wetland delineation on file.
ii. Wetland buffer is shown
3. FLOODPLAIN
No FEMA floodplain, however, any fill in public water wetlands will require mitigation
a.
per the Elm Creek Watershed .
4. SHORELAND
Shoreland Area is present . Planning may have specific requirements for this area.
a.
5. STORMWATER MANAGEMENT
Pond locations are called out (Does not show increase in pond size for the additional
a.
area to the north in the Site 11 Concept)
Stormwater management plan calcs must be submitted
b.
6. REQUIRED PERMITS/REVIEWS
Maple Grove grading permit is required
a.
NPDES Construction Activity permit is required
b.
Elm Creek Watershed review required
c.

Status
Informational
Informational
Resolved
Status
Unresolved ‐ Resubmit

Informational
Informational
Informational
Status
Future Resolution

Status
Future Resolution
Status
Informational
Informational
Status
Unresolved ‐ C of A
Unresolved ‐ C of A
Unresolved ‐ C of A

TRANSPORTATION
JOHN HAGEN ‐ TRAFFIC OPERATIONS ENGINEER
7. TRIP GENERATION
The proposed Edison Apartment development consisting of 199 apartment units and
a.
up to 84 additional townhomes will likely generate approximately 1,678 trips on an
average weekday, with 106 trips occurring during the a.m. peak hour (26 inbound and
80 outbound), and 133 trips occurring during the p.m. peak hour (82 inbound and 51
outbound)

Status

Informational

PROJECT NAME:
LOCATION:
DATE:
b.

Edison Apartments
Garland Lane North and County Road 30
12/17/2021

A traffic study is not required due to the proposed land use, since the adjacent public
roadways will be able to accommodate the traffic generated by the proposed
development.

8. ACCESS
Need secondary access
a.

Informational

Status
Resolved

9. PARKING
No comment
a.

Status

10. PEDESTRIAN ACCOMODATIONS
It appears that the proposed Site Concept Plan shows pedestrian sidewalks on both
a.
sides of the main access drive that connect with future pedestrian sidewalks/trial along
Garland Lane. Sidewalks are also shown around the apartment building and on the
front sides of the proposed townhomes. There is also a trail loop shown around the
site and ADA ped ramps shown at select locations throughout the site. These
pedestrian accommodations are acceptable.
It does not appear to be a direct pedestrian connection from the sidewalks on either
b.
side of the main drive aisle to the apartment building, at the roundabout. May want to
consider ADA ped ramps/crosswalk connections near the roundabout.

Status

Informational

Informational

11. LANDSCAPE PLAN COMMENTS
No Landscape Plan submitted as part of this application
a.

Status

12. OTHER MISCELLANEOUS COMMENTS
The proposed row of townhomes located on the northerly edge of the proposed
a.
development (under the 84 townhome scenario shown in Site Concept 11) will be
immediately adjacent to the proposed Hwy 610 extension. The close proximity to the
Highway 610 extension will likely result in resident complaints of traffic noise.
If there is a desire to build these additional 50 townhome units, the applicant should
b.
provide either an earthen berm, a noise wall, or a combination of both between the
row of townhomes and the Highway 610 extension in order to reduce noise levels for
these units.

Status

Informational

Informational

UTILITIES
JAY MURZYN ‐ UTILITY OPERATIONS ENGINEER
13. GENERAL COMMENTS
No comment
a.

Status

14. WATER
No comment
a.

Status

15. SANITARY SEWER
No comment
a.

Status

MEMORANDUM
TO:

Peter Vickerman – Planning Manager

FROM:

Ben Jaszewski, Superintendent of Parks and Planning

DATE:

February 9, 2022

SUBJECT:

Edison Apartments – PUD Concept Stage Plan

After reviewing the above-mentioned submittal, the Parks & Recreation Board staff has the following
comments:
•

The Park Dedication ordinance applies to this subdivision which requires a land dedication or a cash
equivalent per unit based on the current rate.

•

The Park Dedication obligation for the proposed subdivision would be a cash dedication based on the 2021
Single-Family Residential rate of $4,236 per unit and the Multi-dwelling rate of $3,389 per unit. Fees will
apply to all units.

•

This PUD is 16.6 acres and consists of a 248-unit apartment complex. Based on the proposed concept plan
the park dedication obligation would calculate as follows:
248 Multi-Dwelling Units x $3,389 = $840,472

•

Edison Apartments is located within the city’s Park Service Area 18. Residents of this subdivision are
served by Hidden Meadows Park and various trail connections. The 2018 Parks System Plan identifies a
future Playlot in PSA 18. Connections to local and regional trail networks are planned just to the west and
a possible playlot to the east of this subdivision as residential development continues. A roadside walking
path through this subdivision is necessary to link residents with existing and future park amenities.

General
•

The recommendations above are that of the Parks and Recreation staff. Park dedication requirements are
acted on by the Parks and Recreation Board at their regularly scheduled monthly meetings and forwarded
on to the City Council for final approval.

•

Applicants may pay the park dedication fee at any time after the final plat has been approved by the City
Council and Park Board but it must be paid before the plat is released by the City for filing.

•

Park dedication rates are reviewed annually in February by the City Council. The rate is applied at the time
the plat is released to the County for filing.

REQUEST FOR PLANNING
COMMISSION ACTION

MEETING DATE:

February 14, 2022

PREPARED BY:

Peter Vickerman, Planning Manager

AGENDA ITEM:

Weston Commons 2nd Addition Planned Unit Development concept
stage plan, development stage plan, rezoning, preliminary and final plat

PREVIOUS ACTIONS:
None
Requested Action:

PUD concept stage plan, development stage plan, rezoning,
preliminary and final plat

Zoning:

R-A, Single-Family Agricultural District

Adjacent Land
Use and Zoning:
North:
East:
South:
West:

R-A, Single-Family Agricultural District
R-4 PUD, (Medium Density Residential District Planned Unit Development
R-A, Single-Family Agricultural District
R-A, Single-Family Agricultural District

Applicant:
Application received:
60 day review deadline:
Additional 60 day review deadline:
Address:

U.S. Home Corporation, dba Lennar
December 15, 2021
February 13, 2022
April 14, 2022
16232 105th Avenue North

A motion is necessary to remove this item from the table.
RECOMMENDED PLANNING COMMISSION ACTION:
Motion to recommend that the City Council direct the City Attorney to draft a Resolution and
a Planned Unit Development agreement approving the Weston Commons 2nd Addition
Planned Unit Development concept stage plan, development stage plan, preliminary and final
plat subject to:

1. The applicant addressing to the satisfaction of the city any remaining applicable
comments contained in the memorandums from:
a.
b.
c.
d.

The Community & Economic Development Department dated February 8, 2022
The Engineering Department dated December 17, 2021
The Fire Department dated January 25, 2022
The Parks & Recreation Department, dated January 24, 2022

Motion to recommend that the City Council direct the City Attorney to draft an Ordinance
approving the rezoning from RA, Single-Family Agricultural to R4-PUD.
The applicant shall acknowledge that Park Dedication requirements are based on staff review
and recommendation to the Park and Recreation Board and their subsequent board action.
Board meetings are held on the third Thursday of each month.
COMMENTS:
General:
• The applicant is requesting PUD concept plan, development plan, rezoning,
preliminary and final plat approval to construct 82 townhomes.
• This is the second addition and companion property to the recently approved Weston
Commons neighborhood directly to the east. The two additions will function as a
single, unified neighborhood.
• The site is 15.5 gross acres in size with 1.6 acres of wetlands for a net acreage of 13.9
acres.
• The proposed density is 5.9 units per acre, consistent with the medium density
residential guiding of the property which allows 4-10 units per acre.
• The applicant has stated in their narrative that a portion of the units will be sold to
Lennar single-family rentals. They did not indicate the breakdown between rentals
and for-sale units anticipated.
Townhome Type:
• The applicant is proposing a row-style townhome, slab-on-grade, for all 82 units.
o The units are front loaded, with four to eight units per building.
o Photos, elevations and floorplans of the units are included as Attachment C.
Site Design and Landscaping:
• The units are proposed to gain access directly off of the public street as well as from
private drives.
• A stub street is proposed to extend to the west to provide future access to the
property to the west.
• In addition to the amenities provided in the first phase, the applicant is proposing a
gazebo in the second phase, near the proposed fire pit. All amenities in both phases
will be available to anyone in the development.

•

As with the first phase, the applicant is showing substantial landscaping, both with
overstory trees and ornamental trees.

Access:
• Vehicular access is proposed from a new public street that will connect with 105th
Avenue and link to the public street in the first phase. Essentially a public street loop
is shown providing access to all the properties. Private driveways from this public
street will provide access to some of the individual units.
• Access to the property to the west will also be via a public street. At the outset, this
street will be plowed by the Weston Commons association. If it continues to the west,
and terminates with a cul-de-sac, the city will assume plowing responsibility.
• Sidewalks are proposed along both sides of the public street and will connect with a
proposed trail along the north side of 105th Avenue.
• Engineering staff are reviewing the extent of improvements necessary along 105 th
Avenue (as it is currently designed as a rural road.) At a minimum, the northern side
of the road would be rebuilt with curb and gutter, turn lanes as necessary and a trail.
Parking:
• Each unit will have a two-car garage as well as two parking spaces in front of each
garage.
• In addition, on-street parking is available along both sides of all public streets (the
main loop through the development) except for Street C, which will allow parking on
one side.
• Lastly, there are two off-street guest parking areas totally seven spaces.
Project Point System:
• Staff updated the project point system review to incorporate both phases of the
development as this is now one unified development.
• The proposal was scored against the project point system and staff recommends a
score of 78.2%.
• The proposal received points for the neighborhood focal points (playground, open
area and firepit) as well as for extensive landscaping.
Summary:
• The proposal is consistent with the medium density guiding in the Comprehensive
Plan and meets or exceeds all requirements in the zoning ordinance.
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Attachment B: Location map
Attachment C: Maps
Attachment D: Project point system
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Attachment A

December 14, 2021
Peter Vickerman, AICP
Community Development Director
12800 Arbor Lakes Parkway N
City of Maple Grove, MN
RE: Weston Commons 2nd Addition - Rezone, PUD, Preliminary Concept & Plat, Final Plat

Dear Mr. Vickerman:
Lennar is pleased to submit this entitlement package for development of more single family attached
townhomes located between HWY 81 and 105th street. Enclosed you will find preliminary development
plans as well as plats for a Rezone, PUD, site plan review, and Preliminary and Final Plat. The overall
neighborhood consists of 82 townhomes to the west of Weston Commons 1st addition that incorporate
slab on grade foundations. This is primarily due to the DNR waterbody to the west of the site on the
Reistroffer property. Floorplans are 3 bedrooms and at least 2 bathrooms with 2-car garages and range in
square footage from 1700 to 1800 square feet. The proposed row townhomes are similar to what was
approved for construction on the west side of Weston Commons 1st addition and in Rush Creek Commons.
As previously discussed, due to some changes in the market that occurred during 2021, townhomes in
Weston Commons and Weston Commons 2nd addition will be sold at market rates or rented and
maintained by Lennar Single Family Rentals (LSFR). We have seen a need for market rate rentals
throughout the metro and LSFR was created to meet the rental demand while offering flexible lease terms
and a transitional approach to housing to suit differing needs and lifestyles of customers. A portion of the
townhomes in Weston Commons 1st Addition have already been sold to LSFR as rentals and we anticipate
a portion of the townhomes in the 2nd addition will also be rentals as well.
A landscape plan is included that shows dense landscaping at the northern and southern edges of the
community for screening. Additional screening is also provided between units along the east side of the
site. To enhance the fire pit amenity area from the 1st addition, a gazebo is proposed in the 2nd addition.
Lennar has reviewed the City’s point system and enclosed the self-scoring sheets. It is anticipated that this
addition of Weston Commons will be blended with the first addition, rather than being viewed as a
separate neighborhood on the point system. I would be happy to talk with you in more detail about this.
Our intention is to obtain entitlements by the end of February 2022 so we can begin grading and have
final plans designed for development work heading into Summer of 2022. We look forward to working
with staff on this opportunity and are excited to deliver this next phase of Weston Commons in the City
of Maple Grove!

Please contact me with questions.
Thank you,

Paul J. Tabone
Land Entitlement Mgr
Lennar Minnesota

Attachment B

Weston Commons 2nd Addition

PUD Concept Stage Plan,
Development Stage Plan,
Rezoning, Preliminary and Final Plat
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LENNAR®

The Taylor EI

$WWDFKPHQW'

16305 36th Ave. N. Suite 600, Plymouth, MN 55446

LENNAR.COM

952-373-0485

Elevations of a home may vary and we reserve the right to substitute and /or modify design and materials, in our sole opinion and without notice. Please see your New Home Consultant and home purchase agreement for actual features
designated as an Everything’s Included feature, additional information, disclosures, and disclaimers relating to your home and its features. Plans are artist’s renderings and may contain options which are not standard on all models. Lennar
reserves the right to make changes to plans and elevations without prior notice. Stated dimensions and square footage are approximate and should not be used as a representation of the home’s precise or actual size. Any statement,
verbal or written, regarding “under air” or “finished area” or any other description or modifier of the square footage size of any home is a shorthand description of the manner in which the square footage was estimated and should not
be construed to indicate certainty. Garage sizes may vary from home to home and may not accommodate all vehicles. Visit Lennar.com or see a Lennar New Home Consultant for further details and important legal disclaimers. This is not
an offer in states where prior registration is required. Void where prohibited by law. †Twin Cities #1 Builder – 13 years awarded by The Builder’s Association of the Twin Cities. Copyright © 2019 Lennar Corporation. All rights reserved.
Lennar, the Lennar logo, Everything’s Included and the Everything’s Included logo are U.S. registered service marks or service marks of Lennar Corporation and/or its subsidiaries. U.S. Home Corporation d/b/a Lennar – Lennar Sales Corp.
Seller’s broker. U.S. Home Corporation, BC001413 Construction License. CalAtlantic Group, Inc. Seller’s broker. CalAtlantic Group, Inc. BC736565, BC700385 Construction Licenses. (26963) 12/19



LENNAR®

The St. Croix EI

16305 36th Ave. N. Suite 600, Plymouth, MN 55446

LENNAR.COM

952-373-0485

Elevations of a home may vary and we reserve the right to substitute and /or modify design and materials, in our sole opinion and without notice. Please see your New Home Consultant and home purchase agreement for actual features
designated as an Everything’s Included feature, additional information, disclosures, and disclaimers relating to your home and its features. Plans are artist’s renderings and may contain options which are not standard on all models. Lennar
reserves the right to make changes to plans and elevations without prior notice. Stated dimensions and square footage are approximate and should not be used as a representation of the home’s precise or actual size. Any statement,
verbal or written, regarding “under air” or “finished area” or any other description or modifier of the square footage size of any home is a shorthand description of the manner in which the square footage was estimated and should not
be construed to indicate certainty. Garage sizes may vary from home to home and may not accommodate all vehicles. Visit Lennar.com or see a Lennar New Home Consultant for further details and important legal disclaimers. This is not
an offer in states where prior registration is required. Void where prohibited by law. †Twin Cities #1 Builder – 13 years awarded by The Builder’s Association of the Twin Cities. Copyright © 2019 Lennar Corporation. All rights reserved.
Lennar, the Lennar logo, Everything’s Included and the Everything’s Included logo are U.S. registered service marks or service marks of Lennar Corporation and/or its subsidiaries. U.S. Home Corporation d/b/a Lennar – Lennar Sales Corp.
Seller’s broker. U.S. Home Corporation, BC001413 Construction License. CalAtlantic Group, Inc. Seller’s broker. CalAtlantic Group, Inc. BC736565, BC700385 Construction Licenses. (26962) 12/19



LENNAR®

The Richmond EI

16305 36th Ave. N. Suite 600, Plymouth, MN 55446

LENNAR.COM

952-373-0485

Elevations of a home may vary and we reserve the right to substitute and /or modify design and materials, in our sole opinion and without notice. Please see your New Home Consultant and home purchase agreement for actual features
designated as an Everything’s Included feature, additional information, disclosures, and disclaimers relating to your home and its features. Plans are artist’s renderings and may contain options which are not standard on all models. Lennar
reserves the right to make changes to plans and elevations without prior notice. Stated dimensions and square footage are approximate and should not be used as a representation of the home’s precise or actual size. Any statement,
verbal or written, regarding “under air” or “finished area” or any other description or modifier of the square footage size of any home is a shorthand description of the manner in which the square footage was estimated and should not
be construed to indicate certainty. Garage sizes may vary from home to home and may not accommodate all vehicles. Visit Lennar.com or see a Lennar New Home Consultant for further details and important legal disclaimers. This is not
an offer in states where prior registration is required. Void where prohibited by law. †Twin Cities #1 Builder – 13 years awarded by The Builder’s Association of the Twin Cities. Copyright © 2019 Lennar Corporation. All rights reserved.
Lennar, the Lennar logo, Everything’s Included and the Everything’s Included logo are U.S. registered service marks or service marks of Lennar Corporation and/or its subsidiaries. U.S. Home Corporation d/b/a Lennar – Lennar Sales Corp.
Seller’s broker. U.S. Home Corporation, BC001413 Construction License. CalAtlantic Group, Inc. Seller’s broker. CalAtlantic Group, Inc. BC736565, BC700385 Construction Licenses. (26961) 12/19



LENNAR®
1,719 Sq. Ft.
• 2 Stories
• 3 Bedrooms

The Richmond EI

• 3 Bathrooms
• 2 Car Garage

Main Level

Upper Level
16305 36th Ave. N. Suite 600, Plymouth, MN 55446

LENNAR.COM

952-373-0485



LENNAR®
1,774 Sq. Ft.
• 2 Stories
• 3 Bedrooms

The St. Croix EI

• 3 Bathrooms
• 2 Car Garage

Main Level

Upper Level
16305 36th Ave. N. Suite 600, Plymouth, MN 55446

LENNAR.COM

952-373-0485



LENNAR®
1,831 Sq. Ft.
• 2 Stories
• 3 Bedrooms

The Taylor EI

• 3 Bathrooms
• 2 Car Garage

END UNIT

Main Level

Upper Level
16305 36th Ave. N. Suite 600, Plymouth, MN 55446

LENNAR.COM

952-373-0485

Weston Commons 1st & 2nd Townhomes
Project Points System
Application / Self Scoring Worksheet

$WWDFKPHQW'
Points
Points Possible
Percent

I.

PPS Category
Community Scale
A. Land Use

1.

Unit Affordability

2.

Placement of uses
to integrate with
adjacent uses

Points
Proposed
by
applicant

Points
Awarded
by Staff

3.5

0

20

N/A

Explanation for Points or
Reason for Not Being Applicable

Senior Units

N/A

4.

Collaboration with
Adjoining Land
Owners

10

5/10

5.

Appropriately
Located
Neighborhood
Commercial/Office

N/A

NA

Staff Comments

Price points will start
around 350k
No restrictions for public
access, and site/access
coordination with the
Church is being explored.
(based on PPS guide)

NA

3.

Reference:**

226.67
290
78.16%

These HOA maintained
townhomes can target seniors, but
they are not age restricted.

NA, bonus point category.

Multiple attempts have
been made to coordinate
stormwater ponding &
access with Northwood
Church
This is a residential community – it
does not provide commercial or
office opportunities.

Staff sees no real integration as
described in the project point
system score guide.

There does not seem to be
collaboration with adjoining
owners.

Not applicable

II

PPS Category
Neighborhood Scale
A General
Percent of Units
Within ¼ Mile of
1.
an Identifiable
Focal Point

Points
Proposed
by
applicant

Points
Awarded
by Staff

50

50/50

40

Explanation for Points or
Reason for Not Being Applicable

Reference:

Staff Comments

Playground and fire pit, gazebo.

Landscape Plan &
grading plan

Staff agrees.

NA

All units are attached in small clusters,
which is encouraged

8-unit, 6-unit, 4-unit
so 50 – 8 =42

This category is applicable for
larger developments that have a
mixture of unit types.

Plans

NA for this sized development.

2.

Distribution of
Attached Units

3.

Creating Open
Space with MultiStory Buildings

10

NA

Rear courtyards are included in row
home configurations. Common open
spaces are also included. All buildings
are 2 stories in height.

4.

Percent of
Attached Units
with Back of Below
Grade Access

N/A

0/10

Townhomes are designed to have
driveways in front

5.

Neighborhood
Utilizes Rear
Lanes for
Vehicular Access

6.

Visual Termini

N/A

NA

5

5/5

No points awarded.

Cannot apply; only applies to SF
detached homes

Monument will be located at southern
access point

NA

Landscape plan &
grading plans

Autumn Blaze Maple at end of
street serves as a visual termini.

PPS Category
B Housing Diversity

Points
Proposed
by
applicant

Points
Awarded
by Staff

Explanation for Points or
Reason for Not Being Applicable

N/A

NA

All townhomes range from about 1700 to
1800 sf – this is only applicable to large
SF homes

1.

Square Foot
Range Between
Largest and
Smallest Units

2.

3+ Styles of
Attached Units

10

0/10

3.

6+ Styles of
Detached Units

N/A

NA

4 floorplans are proposed with up to 14
color/elevation packages

Reference:

Staff Comments

NA

Confirmed with
internal purchasing
& construction team

Only two styles shown.

This development proposal is attached
units only

C Roadway Image

1.

Attached Units are
Embedded

2.

Exceptional
Landscaping

10

NA

3.

Interior Perimeter
Roads are not
Parallel to Arterial
Roads

0

NA

N/A

NA

Not applicable due to powerline
easement on the north side; 105th is not
a collector. (although ponding &
screening is provided)

Landscaping includes berming and
significant tree lines along the northern
and southern boundaries of the
community

Only applies to detached homes

Entire category is only applicable
when adjacent to an arterial
roadway.

Landscape Plans

PPS scoring guide

4.

Home Fronts Face
Arterials

5.

Variety in
Articulation on
Side or Rear Walls

6.

Variety in Roof
Pitch

7.

0

NA

PPS scoring guide
Only applies to detached homes

Side and rears of units feature
articulation as well as architectural
features such as gables, dormers,
window trim, texture and color changes,
decks or patios, and stone accents.

10

NA

0

NA

Variety in Roof
Orientation

5

NA

Roofs feature varying heights and gables
with dormers

8.

Variety in Building
Height

5

NA

Roofs have varying heights

9.

Variety in Building
Orientation

5

NA

Buildings are oriented in a north to south
or east to west fashion.

Not a huge variety in roof pitch

Pictures &
elevations

PPS Category
D Pedestrian Quality

Points
Proposed
by
applicant

Points
Awarded
by Staff

Explanation for Points or
Reason for Not Being Applicable

Reference:

Staff Comments

1.

Percent of Units
within 1000’ of
Park

N/A

10/10

Playground and open space area

Staff agrees

2.

Grid or Modified
Grid

10

10/10

Site is narrow so layout is a grid form

Staff agrees

3.

Internal Trail
Connections

N/A

NA

Does not seem to be an opportunity for
internal trail connections because they
would not really connect to anything.

Narrowness of site makes this NA

4.

Pedestrian
Scale/Ornamental
Street Lighting

5

5/5

Decorative lights proposed like Territorial
woods

Agree

5.

Sidewalks are
Provided Both
Sides of Street

5

5/5

Sidewalk is provided on both sides of the
central public street.

Agree

6.

Cul-de-Sacs are
Open Ended

N/A

NA

No CDS proposed

PPS Category
Integration of
E
Parks…etc
Park Dedication is
in Strict
1. Conformance with
Comprehensive
Park Plan

Points
Proposed
by
applicant

Points
Awarded
by Staff

N/A

NA

Park fees will be paid in lieu of land

Agree

Scale of development makes this
NA

Scale of development makes this
NA

Explanation for Points or
Reason for Not Being Applicable

2.

Open Space is
Consolidated and
Usable

10

NA

Courtyards are being created on west
side & additional open spaces are on the
east side with the back to back
townhomes

3.

Open Spaces are
Connected with
Green Corridors

N/A

NA

No green corridor opportunities

4.

Tree Preservation
Above Minimum

N/A

NA

There are virtually no trees to preserve

5.

Natural Features
are Retained

N/A

NA

No significant natural features to be
retained

6.

Wetlands are
Retained not
Mitigated

0

9.1/10

7.

Public Access to
Creeks, Streams,
and Lakes

10

NA

Reference:

Staff Comments

Wetlands are isolated and fallow farm
ditches; they are proposed to be filled

91% of wetlands are retained so
9.1 points are awarded.

A central road provides public access
through the neighborhood and to

No creeks, streams or lakes.

surrounding areas to the north and south

8.

Cultural
Resources
Integrated into
Open Space
Areas

N/A

NA

9.

Extensive Internal
Landscaping

10

8.4/10

10

Use of Native
Plants in
Landscaping

5

5/5

11

Existing
Structures are
Retained or
Reused

N/A

NA

12

Viable Open
Space Master
Plan is Created

N/A

NA

13

Any Natural
Restoration Work

N/A

NA

14

Extraordinary
Environmental
Protection

N/A

NA

None exist

Extensive landscaping proposed

The applicant is providing 84%
more overstory trees than required
by code. Staff notes the applicant
is also providing a significant
amount of ornamental trees.

Typical practice

Agree

Scale of development makes this
NA

15

Area of Parkland,
Woodland, or
Other Open
Space Above the
Minimum

N/A

NA

III.

PPS Category
Unit Scale Criteria
A. General
Guarantee that
Models will not be
1.
Repeated with X
Lots of Each Other

Points
Proposed
by
applicant

Points
Awarded
by Staff

N/A

NA

N/A

BONUS

Explanation for Points or
Reason for Not Being Applicable

This is geared toward detached housing

Reference:

Staff Comments

Agreed

2.

Creation of a
Pattern Book

B.

Architectural Elements (Items shall be guaranteed by covenant or some other appropriate, enforceable agreement)

1.

Front Porches

2.

Garages Set Back
Farther than Front
Face or are Side
Loaded

3.

Brick, Stone, or
Stucco Chimneys

4.

Other Architectural
Features

15

N/A

10

0

14.2/20

1.

Safety
% of units
sprinkled above
requirements

Porches must be on the front to
count.
36 of the 154 units have setback
garages.

0
100

(Insert list of
Architectural
Features here)

C

Porches are located on sides and rears

BONUS

Staff counted 11 point worthy
features total but only 10 per style.

Attachment E

MEMORANDUM
TO:

Weston Commons 2nd Addition

FROM:

Community & Economic Development

DATE:

February 8, 2022

SUBJECT:

Weston Commons 2nd Addition

Community and Economic Development staff have the following comments below:
1.
2.
3.
4.

The ROW for Street C shall be increased to 50 feet.
The site plan shall show the wetland buffer and 20-foot setback from the wetland buffer.
The site plan shall show all proposed setbacks.
Fencing should be provided along the railroad tracks outside of any wetland area to prevent
access to the tracks.

ENGINEERING COMMENTS FOR DEVELOPMENT

TO:
FROM:
DATE:
PROJECT NAME:
LOCATION
PID
SUBMITTAL

Peter Vickerman
Brandon Stenglein
12/17/2021
Weston Commons 2nd Addition
16232 105th Ave North
05‐119‐22‐14‐0002
Development Stage

The Engineering Department has reviewed the above mentioned project and offer the following comments:
SUMMARY
82 Single Family Townhome development adjacent to the Weston Commons 1st Addition. Slab on grade
foundations due to close vicinity of a DNR waterbody to the west.

GENERAL COMMENTS
a. If not rental units each water and sanitary service should be put towards center of
driveway if green space is too narrow, and/or to alleviate any additional bends.
b. Private Street C will either need to made a public street being built to City Standards
or a public easment will be required over that street for future development.
c. Weston Way will need to be changed to either Xene Lane or Yuma Lane

Status

Unresolved ‐ C of A
Unresolved ‐ C of A

ASSESSMENTS
a.

Status

PLAT
a.

Status

PROJECT NAME:
LOCATION:
DATE:

Weston Commons 2nd Addition
16232 105th Ave North
12/17/2021

WATER RESOURCES
DEREK ASCHE ‐ WATER RESOURCES ENGINEER
1. GENERAL COMMENTS
Plan Set is dated 12/13/21
a.
Signed plans required for approval.
b.
Revised plans must be sent to City consultant for Weston Commons ‐ Stantec
c.
Provide utility sheets (storm, water, sewer)
d.
e.
Sump MH's required where there is no other treatment prior to discharge to
wetlands.
2. NATURAL RESOURCES
Wetlands
a.
Wetland delineation approved in 2018 and remainds valid.
b. i
c. ii Wetland buffers required. 30' average buffer. Minimum 20'.
d. iii. Wetland buffer posts must be provided every 200' on property lines, or bends in the
buffer.

Status
Informational
Informational
Informational
Unresolved ‐ Resubmit
Unresolved ‐ C of A

Status

Informational
Unresolved ‐ Resubmit
Unresolved ‐ Resubmit

3. FLOODPLAIN
None
a.

Status

4. SHORELAND
None
a.

Status

5. STORMWATER MANAGEMENT
Pond 1P must be sized rate, water quality, and volume to accommodate increased
a.
impervious surface associated with improvements to 105th Avenue.
Routing diagram indicates 6S is 105th Ave but drainage map shows 6S is Weston Way.
b.
Revise.
Rate Control
c.
Water Quality
d.
Volume Control
e.
Stormwater calcs must be revised and resubmitted
f.

Status

6. REQUIRED PERMITS/REVIEWS
Maple Grove Grading Permit
a.
NPDES Construction Stormwater Permit
b.
ROW Permit
c.
Utility Permit
d.

Unresolved ‐ C of A

Unresolved ‐ C of A
Unresolved ‐ C of A
Unresolved ‐ C of A
Unresolved ‐ C of A
Unresolved ‐ Resubmit
Status

TRANSPORTATION
JOHN HAGEN ‐ TRAFFIC OPERATIONS ENGINEER
7. TRIP GENERATION

Status

PROJECT NAME:
LOCATION:
DATE:
a.

b.

Weston Commons 2nd Addition
16232 105th Ave North
12/17/2021

The proposed 82 Townhomes will likely generate approximately 600 trips on an
average weekday, with 38 trips occurring during the a.m. peak hour (9 inbound and
29 outbound), and 46 trips occurring during the p.m. peak hour (29 inbound and 17
outbound).
Since the propsoed development generates less than 100 trips during the peak hours,
a traffic study is not required.

8. ACCESS
Access is provided via 2 locations: one public street access on 105th Avenue, the
a.
other via a public road extension through the previously approved Weston Commons
1st Addition.
The proposed access is acceptable.
b.

Informational

Informational

Status

Informational

Informational

9. PARKING
No comments.
a.

Status

10. PEDESTRIAN ACCOMODATIONS
No comments
a.

Status

11. LANDSCAPE PLAN COMMENTS
No comments
a.

Status

12. OTHER MISCELLANEOUS COMMENTS
The proposed private roadways throughout the site are shown as 24‐feet wide. This
a.
width is not wide enough for parking on either sides. Therefore, these private
roadways need to be signed for "No Parking" on both sides of the private roadways.
The proposed "Street C" is shown on the site plan as a private roadway. However,
b.
since it provides access to the adjacent parcel, it should be shown as a public street
with right‐of‐way and street widths meeting city standards.

Status

‐

‐

‐

Future Resolution

Unresolved ‐ Resubmit

UTILITIES
JAY MURZYN ‐ UTILITY OPERATIONS ENGINEER
13. GENERAL COMMENTS
None
a.

Status

14. WATER
None
a.

Status

15. SANITARY SEWER
None
a.

Status

PLAN REVIEW COMMENTS ‐ C1.4 SITE PLAN

Status

PROJECT NAME:
LOCATION:
DATE:
a.
b.

Weston Commons 2nd Addition
16232 105th Ave North
12/17/2021

Show Wetland buffers and buffer post locations
Call out 15' wide pond access location

PLAN REVIEW COMMENTS ‐ C2.0 PRELIMINARY PLAT
Must show drainage and utility easements over ponds (up to 100‐YR HWL) and
a.
wetlands and buffers
Outlot I needs drainage and utility easement for pond access
b.

Unresolved ‐ Resubmit
Unresolved ‐ Resubmit
Status
Unresolved ‐ Resubmit
Unresolved ‐ C of A

PLAN REVIEW COMMENTS ‐ C3.0 PRELIMINARY EROSION AND SEDIMENT CONTROL
Add designated concrete washout area if necessary
a.

Status

PLAN REVIEW COMMENTS ‐ C4.1 PRELIMINARY GRADING AND DRAINAGE
Show invert and elevation of FES on the south side of the RR tracks just off NW
a.
portion of property
Show pond access at 15' wide
b.
Provide NWL, HWL, & EOF for wetland on Outlot H
c.
Provide NWL, HWL, & EOF for wetland on Outlot J
d.
Driveway on Lot 1/2 Block 5 & Lot 1/2 Block 6 must be 8% or less
e.
Grading on the east side of Outlot G matches a 916 contour to a 914 contour on the
f.
neighboring property. Revise.
Show wetland buffers and post locations.
g.
Provide OCS detail
h.

Status

PLAN REVIEW COMMENTS ‐ C1.4 SITE PLAN
Driveways on Lot 1/2 Block 4, 1/2 Block 3, 1‐4 Block 2, & 3/4 Block 14 must be 8% or
a.
less. Revise.
Call out NWL for Pond 2p.
b.
Provide elevations for future 10th Avenue. Coordinate with city consultant.
c.
Show wetland buffers and post locations.
d.
Call out NWL, OHW, 100‐yr HWL of DNR Public Water
e.

Unresolved ‐ C of A
Unresolved ‐ C of A
Unresolved ‐ C of A
Unresolved ‐ C of A
Unresolved ‐ Resubmit
Unresolved ‐ C of A
Unresolved ‐ Resubmit
Unresolved ‐ Resubmit

Status
Unresolved ‐ Resubmit
Unresolved ‐ C of A
Unresolved ‐ C of A
Unresolved ‐ Resubmit
Unresolved ‐ C of A

12800 Arbor Lakes Parkway, P.O. Box 1180, Maple Grove, MN 55311-6180

FIRE-RESCUE DEPARTMENT
Fire Operations

Fire Prevention

763-494-6300
763-494-6421 – Fax

763-494-6090
763-494-6439-Fax

January 25, 2022
RE: Weston Commons 2nd Addition - Site Plan Review

We have reviewed the site plans for Weston Commons 2nd Addition and have the following comments:
1. Fire Apparatus Access Roads: Approved fire apparatus access roads shall be provided for every
facility, building, or portion of a building hereafter constructed or moved into or within the
jurisdiction. The fire apparatus access road shall extend to within 150 feet of all portions of the
facility or any portion of the exterior wall of the first story of the building as measured by an
approved route around the exterior of the building.
Comments:
• Please submit a site plan that includes both additions of Weston Commons.
• The site plan shows the street name as Weston Way. The entire street and addresses assigned
through both additions will need to be named appropriately and verified with the City of
Maple Grove.
2. Design: Fire apparatus roads shall be designed with a 20-foot width and maintained to support
the imposed loads of fire apparatus (77,000 lb. gross weight) and shall be provided with a surface
to provide all-weather driving capabilities. Longitudinal grade shall not exceed 6 percent or
lateral grade shall not exceed 2 percent. Fire apparatus access roads shall be positioned parallel
to the side of the building. A 20-foot inside and a 40-foot outside turning radius shall be
provided for fire apparatus access and approved turnarounds. Maple Grove City Code, Chapter
18, Article III.
Comments:
• The original site plan dated 12/13/21 showed Streets A, B, and C are dead-end streets that
exceed 150 feet without an approved turnaround. This is only allowed if the buildings are
sprinklered. Please verify if the buildings will be sprinklered. 2020 MN State Fire Code Section
503.2.5

“Serving Today, Shaping Tomorrow”
AN EQUAL OPPORTUNITY EMPLOYER

Weston Commons 2nd Addition
Page 2 of 4

•
•

The turnarounds on streets A & C shown on the updated site plan (1/24/22) do not meet the
requirements of MSFC Section D103.
Where a fire hydrant is located on a fire apparatus access road, the minimum road width shall
be 26 feet, exclusive of shoulders. MSFC Section D103.1.

3. Fire sprinkler water mains shall be brought into a one-hour fire resistive room and shall have
exterior access, a drain, an emergency light pack, and a sidewalk to the public way.
a. If an undue hardship exists in meeting these requirements, the fire code official may
authorize the use of a yard or wall post indicator valve. Maple Grove City Code, Chapter
18, Article III, Fire Prevention Code.
Comments:
• Please identify the location of the sprinkler riser rooms if the buildings are sprinklered in
accordance with NFPA 13R, disregard if NFPA 13D.
4. Water supplies for fire protection: Where a portion of the facility or building hereafter
constructed or moved into or within the jurisdiction is more than 150 feet from a hydrant on a
fire apparatus road, as measured by an approved route around the exterior of the facility or
building, on site fire hydrants and mains shall be provided where required by the code official.
Maple Grove City Code, Chapter 18, Article III, Fire Prevention Code.
Comments:
• Please submit a utility plan that includes both additions of Weston Commons.
• Please relocate the hydrant on Street C to near the entrance of Street C from Weston Way so
that it is usable from both streets.
• Hydrants shall be on a looped system. Provide plans showing the entire loop. 2020 MSFC
Section 507.5.1 & Maple Grove City Code, Chapter 18 Article III, Fire Prevention Code sec. 1881.
• Hydrants shall be at least 15 feet away from all utilities (i.e. transformers). Maple Grove City
Code, Chapter 18 Article III, Fire Prevention Code sec. 18-82.
5. Combination Water Service Lines: When the size of the domestic water main installed on
combination fire sprinkler/domestic water line in the building exceeds 25% of the size of the
combination water service line, the building water usage shall be designed into the hydraulic
calculations of the sprinkler system and shall include the lawn irrigation system.
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a. In lieu of hydraulically calculating the building domestic water usage and lawn irrigation
system, an electric solenoid valve shall be installed on the main domestic side of the
service.
b. The electric solenoid valve shall be installed immediately after the main valve (before the
meter). This valve shall be normally powered open and close on loss of electric power or
signal from the automatic fire sprinkler system water flow switch.
Maple Grove City Code, Chapter 18, Article III, Fire Prevention Code, Sec. 18-89.
Comments:
• No comment.
6. Location of Fire Hydrants and General Requirements: Hydrants shall be located within a
reasonable distance from driving surface; five feet minimum from curb. If hydrant is located in a
safety island and cannot be located back five (5) feet from the curb, the hydrant shall be
centered in the safety island. It is the fire department's preference to locate a fire hydrant along
the driveway entrance.
a. Hydrants and valves shall not be located closer than 40 feet from the building (unless
approved). NFPA 24, Section 7.2
b. If hydrants are located in front of parking spaces or roadways, a fire lane will be
designated in front measuring 10 feet in each direction. MSFC, Section 503.3
c. Where a fire hydrant is located on a fire apparatus access road, the minimum road width
shall be 26 feet, exclusive of shoulders. MSFC Section D103.1.
d. Fire hydrants and other fire protection equipment must not be obstructed or the view of
the equipment blocked. A minimum clearance of five (5) feet shall be provided and
maintained around fire hydrants and other fire protection equipment. A five (5) foot
clearance must be provided when the landscaping reaches maturity. Maple Grove City
Code, Chapter 18, Article III, Fire Prevention Code, Section 18-82.
e. A minimum of ten (10) feet separation shall be provided between the fire department
connection and all utilities.
f. Locking fire department connection caps are now required. Contact Fire Inspections for
more information.
g. Hydrants, gate valves, and valve boxes, etc., and their installation shall be in accordance
with City of Maple Grove specifications.
Comments:
• Locations of all valves shall be approved.
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Please feel free to contact me if you have any questions.
Sincerely,

Bill Beumer
Fire Inspector
763-494-6095
bbeumer@MapleGroveMN.gov
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MEMORANDUM
TO:

Peter Vickerman – Planning Manager

FROM:

Ben Jaszewski - Superintendent of Parks and Planning

DATE:

January 24, 2022

SUBJECT:

Weston Commons 2nd Addition

After reviewing the above-mentioned submittal, the Parks & Recreation Board staff has the following
comments:
•

The Park Dedication ordinance applies to this subdivision which requires a land dedication or a cash
equivalent per unit based on the current rate.

•

The Park Dedication obligation for the proposed subdivision would be a cash dedication based on the 2022
Single-Family Residential rate of $4,236 per unit. Fees will apply to all units.

• This PUD is 15.47 acres and consists of 82 single family rental town home units located between 105th
Avenue N and County Road 81 just West of the Summerwell and Northwoods Townhome developments. A
previous concept plan showed a connection to the internal walkways of this subdivision which would
require a trail corridor in the form of a land dedication on the west side of this subdivision to connect
internal residents to a boardwalk and the neighborhood park. After reviewing the plans and population
densities of the 105th Ave Master Plan a boardwalk would serve a limited number of residents and would
not directly connect to significant trail sections, adjacent neighborhoods, or regional trail networks. At their
January 2022 meeting the Board directed staff to forego plans for a boardwalk and trail connection and to
accept a cash dedication.
• Based on the proposed Preliminary Plat the park dedication obligation would calculate as follows:
82 Single-Family Residential units x $4,236 = $347,352

• The Weston Commons 2nd subdivision is located within the city’s Park Service Area 5. The 2018 Parks
System plan identifies a Neighborhood Park to be developed in this neighborhood on the corner of 105 th
Ave N and Dunkirk Ln N as residential developments progress.

General
• The recommendations above are that of the Parks and Recreation staff. Park dedication requirements are
acted on by the Parks and Recreation Board at their regularly scheduled monthly meetings and forwarded
on to the City Council for final approval.
•

Applicants may pay the park dedication fee at any time after the final plat has been approved by the City
Council and Park Board but it must be paid before the plat is released by the City for filing.

•

Park dedication rates are reviewed annually in February by the City Council. The rate is applied at the time
the plat is released to the County for filing.

CITY OF MAPLE GROVE
PLANNING COMMISSION AGENDA
FEBRUARY 28, 2022
7:00 P.M.

1.

OPENING BUSINESS
A.
B.
C.

Call to Order
Pledge of Allegiance
Roll Call

2.

ADDITIONS OR DELETIONS TO AGENDA
Any Commissioner who wishes to delete item(s) from the Consent Agenda or add
item(s) to the agenda shall move that at this time.

3.

CONSENT ITEMS – All matters listed under Consent Items are considered to be
routine by the Planning Commission and will be enacted by one motion and in the
form listed below. There may be an explanation, but no separate discussion on
these items. If discussion is desired, that item will be removed from the Consent
Items and will be considered separately.
A.

Minutes - Regular Meeting – February 14, 2022

4.

CONSIDERATION OF ITEMS PULLED FROM THE AGENDA

5.

UPDATE ON CITY COUNCIL MEETING

6.

OLD BUSINESS
No items to present.

7.

NEW BUSINESS
A.

Arbor Lakes Business Park Phase 2 Building B
Endeavor Development
Elm Creek Boulevard and Fountains Drive
PUD development stage plan and final plat to construct building B.
Received 01/07/2022, Brett Angell

PH

B.

7479 Fernbrook Lane North
Michael Ball
Variance to permit a 10 ft. – 8 in. tall and 124 sq. ft. shed that encroaches into
the 5-foot side yard setback.
Received 12/30/2021, Jesse Corrow

8.

ADJOURNMENT – All items acted on by the Planning Commission will be
forwarded to the City Council for action at their next regularly scheduled meeting.

